
CITY OF CHARLES TOWN
PLANNING COMMISSION

AGENDA • AUGUST 26, 2024

Commission/Board
Meeting

CITY HALL 7:00 PM

1. CALL TO ORDER 

2. APPROVAL OF MINUTES 

2.1 : DRAFT Minutes of July 22, 2024

3. UNFINISHED BUSINESS 

3.1 : Commission Review: SLD2024-05 - Huntfield Phase 3B Final Plan Amendment

4. NEW BUSINESS 

4.1 : Public Hearing: WV2024-03 - Tri-State Waiver from Sidewalk Requirements

4.2 : Public Hearing: SLD2024-02 - Tri-State Preliminary Plan
-APPLICANT REQUESTS ITEM BE TABLED

4.3 : Public Hearing: ZMA2024-03 - Ann Street Planned Unit Development
-APPLICANT REQUESTS ITEM BE TABLED

5. ADJOURNMENT 

6. NOTICE: The Public May View the Meeting Live by Clicking on the Event Link at:

https://www.charlestownwv.us/government/agendas-and-minutes/

 

 101 E Washington Street, Charles Town, WV 25414

 

 

 1. 7.22.24 PC MINUTES_DRAFT.pdf

 

 1. Staff Report.pdf
2._Application.pdf
3._Parking_Exhibit.pdf
4._Phase_3B_Revision_Update.pdf
5._September_2023_change_request.pdf
6._City_of_Charles_Town_Letter_to_DRA.pdf
7._2006-05-22_Planning_Commission_Minutes.pdf
8. Huntfield COA Revised.pdf
9. Huntfield Zones Map.pdf

 

 1. Staff Report.pdf
2. Application.pdf
3. Sketch Plan.pdf

 

 1. Staff Report.pdf
2. Application.pdf
3. Narrative.pdf
4. Sketch Plan.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2809580/1._7.22.24_PC_MINUTES_DRAFT.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807761/1._Staff_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807764/2._Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807765/3._Parking_Exhibit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807768/4._Phase_3B_Revision_Update.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807769/5._September_2023_change_request.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807770/6._City_of_Charles_Town_Letter_to_DRA.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807771/7._2006-05-22_Planning_Commission_Minutes.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807772/8._Huntfield_COA_Revised.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807773/9._Huntfield_Zones_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2809391/1._Staff_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2809392/2._Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2809393/3._Sketch_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807787/1._Staff_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807788/2._Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807790/3._Narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807795/4._Sketch_Plan.pdf
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Planning Commission
101 East Washington Street

Charles Town, WV 25414 

SCHEDULED

AGENDA ITEM (ID # )

Meeting: 08/26/24 
Department: Planning

Commission
Category: Report

Initiator:

 

DRAFT Minutes of July 22, 2024

ATTACHMENTS:
1. 7.22.24 PC MINUTES_DRAFT.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2809580/1._7.22.24_PC_MINUTES_DRAFT.pdf


 

 

CITY OF CHARLES TOWN 
PLANNING COMMISSION 
AGENDA • JULY 22, 2024 

 

Committee Meeting   CITY HALL 6:00 PM  

 101 E Washington Street, Charles Town, WV 25414 
 

 
1. CALL TO ORDER SPECIAL WORK SESSION AT 6:02 PM 

 
              Present: Ann Paonessa - Chair 
  Jessica Derr   
  Zakhary Dunning  
  Jeff Hynes  
  Kevin Long  
   
  James Newman, City Staff - Zoning Administrator 
  Kim Crosson, City Staff - Absent 
 

 
2. APPROVAL OF MINUTES   

 
2.1:  Work Session Minutes of June 24, 2024 
 
RESULT: Approved 
MOVER: Long 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
2.2:  Regular Session Minutes of June 24, 2024 approved subject to the following: 
Page 2, correct projection to project  
 
RESULT: Approved 
MOVER: Derr 
SECONDER: Long 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 

3. UNFINISHED BUSINESS  
 

              None 
 

4. NEW BUSINESS   
 
4.1:  SLD2024-04 – Tractor Supply Final Plans Amendment 
 
Staff gave presentation 
 
John Maus, Applicant’s architect – provided details regarding shade structure and confirmed 
the shade device is retractable 
 
 
 

4



 

 

 
 
Motion to open public hearing 
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Dunning 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
No Comment. 
 
Motion to close public hearing. 
 
RESULT: Approved 
MOVER: Long 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
  
Motion to approve Tractor Supply Final Plans Amendment  
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 
4.2:  SLD2024-05 – Huntfield Phase 3B Final Plans Amendment  
 
Staff gave presentation 
 
Matt Stare, Applicant Representative – Provided an overview of purposed changes and 
discussed prior revision approval.  Stated no changes to density or road layout. 
 
PC Discussion and questions 
 
Matt Stare, Applicant Representative – Provided details regarding driveways being like those 
along Union Ridge or longer.  Discussed parking. 
 
PC Discussion and questions 
 
Matt Stare, Applicant Representative – Agreeable to meeting with residents, and have 
reached a proffer agreement to be reviewed by City Council. 
 
Motion to open public hearing 
 
RESULT: Approved 
MOVER: Derr 
SECONDER: Hynes 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
Julia Rice, Charles Town WV – Keep garages in rear with alley access.  Shouldn’t have 
primary façade be garage doors. Keep it New Urbanist.  Alleyways are part of urban design.   
 
Judie Price, Charles Town, WV – New Urbanist design is attractive and neighborly.  
Concerned about the impact on traffic calming if median and on street parking are removed. 
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Anthony Burmeister, Charles Town, WV – New Urbanist style and medians are attractive.  
Concerned about parking.  Concerned about trash and debris if alleys are removed.   
 
Motion to close public hearing 
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
Matt Stare, Applicant Representative – Current proffers allow for 40% of units to be 
frontloaded.  Removing the median allows for left turns from driveways. 
 
Motion to table SLD2024-05 Huntfield Phase 3B Final Plans Amendment until CoA revisions 
are complete. 
 
RESULT: Approved 
MOVER: Dunning 
SECONDER: Hynes 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 
4.3:  BR2024-11 – Tate Manor Bond Release Request 
 
Staff gave presentation 
 
Motion to open public hearing 
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Long 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
Michelle McDonald, President of HOA – Questions regarding inspections of stormwater 
ponds, easement ownership and tax liens.  
 
Louis Brown, Charles Town, WV – Questions regarding easement ownership and road access 
to other developments.  Requesting clarity regarding what exactly is trying to be accessed.   
 
Staff spoke in response to public inquiries and questions. 
 
Motion to close public hearing 
 
RESULT: Approved 
MOVER: Derr 
SECONDER: Dunning 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
Matt Stare, Applicant Representative – Spoke about stormwater ponds and inspection 
process.   
 
PC requested checklist from Kimley-Horn 
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Motion to recommend approval of BR2024-11 – Tate Manor Bond Release Request  
subject to:  Kimley-Horn to provide checklist 
 
RESULT: Approved 
MOVER: Derr 
SECONDER: Long 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 
4.4:  BR2024-10 – Hillside Townhomes Bond Initiation 
 
Staff gave presentation. 
 
Motion to recommend approval of BR2024-10 – Hillside Townhomes Bond Initiation   
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Long 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 
4.5:  SLD2024-02 - Tri-State Sketch Plan Completeness Review 
 
Motion to remove SLD2024-02 - Tri-State Sketch Plan Completeness Review from the table   
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
Staff gave presentation. 
 
Motion to find application for SLD2024-02 - Tri-State Sketch Plan Completeness Review 
complete 
 
PC Discussion 
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 
4.6:  WV2024-01 – Tri-State Parking Waiver Request 
 
Staff gave presentation. 
 
PC Discussion and questions.  
 
Motion to open public hearing 
 
RESULT: Approved 
MOVER: Long 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
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No comment. 
 
PC Discussion and questions 
 
Chris Hill, Applicant – Spoke in response to questions and inquiries regarding parking 
 
Motion to close public hearing 
 
RESULT: Approved 
MOVER: Long 
SECONDER: Dunning 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
Motion to approve WV2024-01 – Tri-State Parking Waiver Request made by Derr 
 
Amended motion to approve WV2024-01 – Tri-State Parking Waiver Request 
 
Motion to approve WV2024-01 – Tri-State Parking Waiver Request subject to the following: 
a condition that 24 parking spaces shall be set aside for resident parking only and shall be 
visibly marked or provided with signage to meet that affect. 
 
PC Discussion and Questions 
 
RESULT: Approved 
MOVER: Derr 
SECONDER: Hynes 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 
4.7:  SLD2024-02 – Tri-State Sketch Plan Review 
 
Staff presentation. 
 
Motion to open public hearing 
 
RESULT: Approved 
MOVER: Dunning 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
No comment. 
 
Motion to close public hearing 
 
RESULT: Approved 
MOVER: Dunning 
SECONDER: Hynes 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
  
Motion to recommend approval of SLD2024-02 – Tri-State Sketch Plan Review  
 
PC Discussion and questions 
 
RESULT: Approved 
MOVER: Derr 
SECONDER: Hynes 
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AYES: Derr, Dunning, Hynes, Long, Paonessa 
  
 
4.8:  TXA2023-09 – Neighborhood Residential Uses Update 
 
Motion to open public hearing 
 
RESULT: Approved 
MOVER: Derr 
SECONDER: Hynes 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
No comment. 
 
Motion to close public hearing 
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
  
Motion to recommend approval of SLD2024-02 – Tri-State Sketch Plan Review  
 
PC Discussion and questions 
 
Amended motion to recommend approval of SLD2024-02 – Tri-State Sketch Plan Review 
subject to the following:  Amend motion to provide a definition of ‘PA’ and what an 
‘Accessory Use’ is. 
 
RESULT: Approved 
MOVER: Hynes 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 
 
 
Motion to adjourn 
 
RESULT: Approved 
MOVER: Long 
SECONDER: Derr 
AYES: Derr, Dunning, Hynes, Long, Paonessa 

 Meeting adjourned at 8:48 pm. 
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Planning Commission
101 East Washington Street

Charles Town, WV 25414 

SCHEDULED

AGENDA ITEM (ID # )

Meeting: 08/26/24 
Department: Planning

Commission
Category: Report

Initiator:

 

Commission Review: SLD2024-05 - Huntfield Phase 3B Final Plan Amendment

ATTACHMENTS:
1. Staff Report.pdf
2._Application.pdf
3._Parking_Exhibit.pdf
4._Phase_3B_Revision_Update.pdf
5._September_2023_change_request.pdf
6._City_of_Charles_Town_Letter_to_DRA.pdf
7._2006-05-22_Planning_Commission_Minutes.pdf
8. Huntfield COA Revised.pdf
9. Huntfield Zones Map.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807761/1._Staff_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807764/2._Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807765/3._Parking_Exhibit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807768/4._Phase_3B_Revision_Update.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807769/5._September_2023_change_request.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807770/6._City_of_Charles_Town_Letter_to_DRA.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807771/7._2006-05-22_Planning_Commission_Minutes.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807772/8._Huntfield_COA_Revised.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2807773/9._Huntfield_Zones_Map.pdf
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Final Plans Change Review 

SLD2024-05 

Date: For the August 26, 2024 Planning Commission meeting 
Applicant: Matthew Stare on behalf of DR Acquisitions LLC 
Property Owner: DR Acquisitions LLC 
Report by: James Newman, City Planner, Zoning/Subdivision Administrator. 
Proposal: Change of plans  
Property Location: TD 03 / Map: 11 / Pcl: 1. 
Current Zoning: Neighborhood Residential (NR) 

 
PROJECT OVERVIEW 
Request by DR Acquisitions to modify a final plan for Huntfield Phase 3B. The changes alter the 
road design by removing medians and on-street parking; changing the parking access to 
dwellings from rear access to front-load garages; changing an alley from an access road to open 
space; and adjusting sidewalk location, amongst other changes.  
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PLANNING COMMISSION 
This item was approved by the Planning Commission on May 22, 2006. In a letter dated May 23, 
2021, then City manager Darryl Hennessy stated that “the City will honor previously approved 
plans for partially developed project phases…”. Both the Planning Commission minutes and that 
letter are attachments to this staff report. 
 
As the City has chosen to honor the 2006 plans, and because the applicant is making changes to 
those plans, a public hearing is required. 
 
The Planning Commission considered the proposed revisions at their meeting on August 28, 
2023. There were three public comments, two opposed and one with questions. The 
Commission discussed the item and table action to the September 25 meeting, at which time 
the request for change approval was denied by the Commission. 
 
The Commission held a new hearing for these revisions on July 22, 2024. Three members of the 
public spoke during comment period, with a focus on maintaining the traditional design of the 
neighborhood. The Commission voted to table action on this until proposed Conditions of 
Annexation revisions had been adopted by City Council. 
 
FINAL PLAN – APPLICATION REVIEW DIVERGENCE - UPDATE 
This item is presented to the public and the Planning Commission under Subdivision Ordinance 
Section 1332.09, Amendment of Approved Final Plan and Plats, and specially under section 2. 
That Code language states:  
 
“1. If the amendments and changes proposed in an application to amend would, if proposed in 
an original S/LD Application to be made to land existing in the condition reflected in the 
approved Final Plat, constitute a Minor Subdivision/Land Development (such as creation of a 
Utility Lot or a merger of lots), then the Subdivision Administrator may approve, approve with 
conditions, or deny the proposed amendment. The proposed amendment will be approved if it 
meets all requirements of this Ordinance. Upon such approval, the revised Final Plat shall be 
stamped and signed on behalf of the Planning Commission and thereafter recorded as the Final 
Record Plat. 
 
2. If the amendments and changes proposed in an application do not qualify for approval by the 
Subdivision Administrator under the test in Section 1332.09(B)(1), then the Planning Commission 
shall consider the application to amend after a publicly-noticed public hearing. The Planning 
Commission may approve, approve with conditions, or deny the proposed amendment. The 
proposed amendment will be approved if it meets all requirements of this Ordinance. Upon such 
approval, the revised Final Plat shall be stamped and signed on behalf of the Planning 
Commission and thereafter recorded as the Final Record Plat.” 
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SUBDIVISION/LAND DEVELOPMENT ORDINANCE CRITERIA 
1. Section 1333.01.C Blocks shall have a maximum perimeter boundary length of 2,050 feet and 

the block layout should uphold the pattern of existing blocks where applicable. 
 
Lord Fairfax Street has a consistent pattern of block design. The road is two lanes divided by a 
vegetated median.  There is on-street parking on both sides of the road, and curb cuts exist only 
for alley access.   
 
The proposed changes would bring a variety of curb cuts to this block. However, since the last 
time this application was reviewed by the Planning Commission (September 2023), the 
applicant has modified the plans to include additional on-street parking on Abigail and 
Westmoreland Streets, and shifted on-street parking from the south side of Newbury St. to the 
north side of Newbury St.  
 
The median is still proposed to be removed, which, while not keeping in character with Lord 
Fairfax Street overall, is complementary with the adjacent block which also lacks a median. 
 

2. Section 1333.02.C.3.D. Neighborhood Center Streets link neighborhoods with collector Streets. 
They are similar to Minor Collector Streets, but with greater emphasis on traffic calming 
measures and lower speeds. Direct access to abutting Lots is permitted. Street parking is 
permitted.    

 
Lord Fairfax Street functions as a neighborhood center street. In comparison, Berryville Pike is a 
primary street, Augustine Avenue is a major collector street, Prospect Hill Boulevard is a minor 
collector street, Lord Fairfax is a neighborhood center street. 
 
Per Table 1333.02, on-street parking is required on both sides of a neighborhood center street. 
Even if Lord Fairfax were considered a lower impact neighborhood street, it would be required 
to have on-street parking on one side of the road.  
 
Considering that the proposed plans specifically remove on-street parking from single-family 
(eastern) side of the road, and that the townhome (western) side of the road will be perforated 
with curb cuts for the proposed front-loading units, on-street parking on that street will be 
limited to non-existent. 
 
On-street parking serves an important purpose. Besides providing additional room for vehicle 
storage, it also serves as a traffic calming measure. When combined with the originally design 
median, on-street parking reduces the width of the travel, which can force drivers to lower 
their speeds. Lower vehicle speeds allows for a safer pedestrian environment, which is 
especially useful in a residential designed neighborhood with lots of residents. 
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The applicant proposed mitigation for this is the provision of eight additional parking spaces on 
Abigail Street and six additional spaces on Westmoreland Street. Assuming each parallel 
parking space is 22 ft wide per the Ordinance, the amount of on-street parking being lost on 
Lord Fairfax is approximately 21 spaces, so the proposed changes would lead to a net loss of 8 
on-street parking spaces.  

The applicant states that the townhome units can be pushed back allowing for driveway parking 
therefore adding 33 parking spaces 

ADDITIONAL CHANGES 

In the September 2023 revisions, the seven townhomes ta the intersection of Brandywine St. 
and Abiail Str. Were designed to have the rear access alley removed and the units made to 
frontload. The applicant has removed those revision so the units are rear loaded with alley 
access as originally planned. 

CONDITIONS OF ANNEXATION 

City Council approved revision to the Conditions of Annexation on August 19, 2024. 

CONCLUSION 

The proposed changes would remove a median and on-street parking from Lord Fairfax Street, 
and add additional on-street parking to Abigail St. and Westmoreland St. The townhomes facing 
Newbury St. and Lord Fairfax St. would be converted from rear load to front-load, with 
driveways. 

RECOMMENDATION 

Approval. 
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513 1+40.00 2.08% 506.54 N/A 4.00 511.57 511.85 516.5
512 1+40.00 2.08% 506.54 507.13 N/A 507.57 5.00 512.57 512.85 517.83
511 2+02.00 2.08% N/A 4.50 514.41 514.69 519.67
510 2+02.00 2.08% 508.88 509.47 N/A 509.91 5.50 515.41 515.69 520.33
509 2.08% N/A 516.80 517.08 521.67
508 2+42.00 2.08% 510.26 510.85 N/A 511.30 6.00 517.30 517.58 522.33
507 2.08% 512.03 512.62 N/A 513.07 5.00 518.07 518.35 523.00
506 2+82.00 2.08% N/A 4.50 519.27 519.55 524.33
505 3+17.00 2.08% 513.73 514.53 N/A 514.77 5.50 520.27 520.55 525.33
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517 0+60.00 2.08% 28.5 503.73 N/A 0+21.35 4.00 508.77 509.05 513.83
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DS US Overall Invert Invert of Riser End Inv. @ Vertical Inv @ Stack Inv @ Inv @ Finished Basement
Lot Station MH / MH Slope Length @ Lateral @ Height Riser End of Bend Bottom Height Top End of Grade @ Elevation

(%) (FT.) Main Main Station Riser Station Vert. Bend Vert.Bend Lateral End Lat. (FT.)
546 0+93.50 Q / R 2.08% 32.0 508.23 508.98 N/A 0+18.5 509.37 6.00 515.37 515.65 520.65
472 1+41.50 Q / R 2.08% 54.0 510.39 511.14 N/A 0+40.5 511.98 3.00 514.98 515.26 519.50
547 1+46.50 Q / R 2.08% 32.0 510.62 511.37 N/A 0+18.5 511.75 4.00 515.75 516.03 521.25
471 1+95.50 Q / R 2.08% 54.0 512.82 513.57 N/A 0+40.5 514.41 N/A 514.69 519.50
548 2+01.50 Q / R 2.08% 32.0 513.09 513.84 N/A 0+18.5 514.23 4.00 518.23 518.51 522.85
544 0+21.00 Q / S 2.08% 32.0 504.20 504.95 N/A 0+18.5 505.34 9.00 514.34 514.62 519.00
543 0+47.36 Q / S 2.08% 32.0 504.43 505.18 N/A 0+18.5 505.56 7.00 512.56 512.84 518.00
475 1+02.00 Q / S 2.08% 54.0 504.89 505.64 N/A 0+40.5 506.48 4.00 510.48 510.76 515.90
542 1+28.96 Q / S 2.08% 32.0 505.12 505.87 N/A 0+18.5 506.25 6.00 512.25 512.54 517.65
476 1+52.96 Q / S 2.08% 54.0 505.32 506.07 N/A 0+40.5 506.92 3.00 509.92 510.20 514.84
541 1+58.96 Q / S 2.08% 32.0 505.38 506.13 N/A 0+18.5 506.51 6.00 512.51 512.79 517.15
477 2+32.00 Q / S 2.08% 54.0 506.00 506.75 N/A 0+40.5 507.59 1.00 508.59 508.87 513.58
474 0+51.00 Q / R 2.08% 54.0 506.32 507.07 N/A 0+40.5 507.91 5.00 512.91 513.19 518.25
545 0+79.00 Q / R 2.08% 32.0 507.58 508.33 N/A 0+18.5 508.71 6.00 514.71 514.99 520.00
473 0+87.50 Q / R 2.08% 54.0 507.96 508.71 N/A 0+40.5 509.55 4.00 513.55 513.83 519.00
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DS US Overall Invert Invert of Riser End Inv. @ Vertical Inv @ Stack Inv @ Inv @ Finished Slab
Lot Station MH / MH Slope Length @ Lateral @ Height Riser End of Bend Bottom Height Top End of Grade @ Elevation

(%) (FT.) Main Main Station Riser Station Vert. Bend Vert.Bend Lateral End Lat. (FT.)
484 0+29.87 M E 2.08% 49 492.48 492.48 N/A 0+22.66 492.96 2.5 495.46 495.74 500.50/
518 0+35.00 M E 2.08% 18.5 492.04 492.04 N/A 0+09.75 492.24 8.5 500.74 501.02 505.67/
519 0+35.00 M E 2.08% 18.5 492.04 N/A 492.24 9.0 501.24 501.52 506.33/
520 0+75.00 M E 2.08% 18.5 493.52 493.52 N/A 493.72 7.5 501.22 501.50 506.33/
521 0+75.00 M E 2.08% 18.5 493.52 493.52 N/A 493.72 8.0 501.72 502.00 507.00/
522 1+15.00 M E 2.08% 18.5 495.61 496.00 N/A 496.20 6.5 502.70 502.98 507.67/
523 1+15.00 M E 2.08% 18.5 495.61 496.00 N/A 496.20 7.0 503.20 503.48 508.33/

E/

483 1+27.84 M E 2.08% 49 495.09 496.11 N/A 0+22.66 496.58 0.0 496.58 496.86 501.67/
524 1+54.84 M E 2.08% 18.5 496.09 496.47 N/A 496.68 8.0 504.68 504.96 509.67/
482 1+57.84 M E 2.08% 49 496.20 497.22 N/A 497.69 1.5 499.19 499.47 504.00/
525 1+97.36 M E 2.08% 18.5 497.66 498.05 N/A 498.25 7.0 505.25 505.53 510.33/
526 1+97.36 M E 2.08% 18.5 497.66 498.05 N/A 498.25 7.5 505.75 506.03 511/
481 2+13.84 M E 2.08% 49 498.27 499.29 N/A 499.76 2.0 501.76 502.04 507.00/
527 2+37.36 M E 2.08% 18.5 499.14 499.53 N/A 499.73 7.5 507.23 507.51 512.33/

528 2+37.36 M E 2.08% 18.5 499.14 499.53 N/A 499.73 8.0 507.73 510.04 513.00/
529 2+78.84 M E 2.08% 18.5 500.68 501.06 N/A 499.73 8.5 509.76 505.13 515.00/
480 2+83.84 M E 2.08% 49 500.86 501.88 N/A 501.26 2.5 504.85 511.54 510/
530 3+19.36 M E 2.08% 18.5 502.18 502.56 N/A 502.35 8.5 511.26 512.04 516.33/
531 M E 2.08% 18.5 502.18 502.56 N/A 502.76 9.0 511.76 507.70 517.00/
479 3+53.36 M E 2.08% 49 503.43 504.45 N/A 0+22.66 504.92 2.5 507.42 513.06 512.33/
532 3+62.42 M E 2.08% 18.5 503.69 504.08 N/A 504.28 8.5 512.78 513.06 517.67/
533 M E 2.08% 18.5 503.69 504.08 N/A 504.28 9.0 513.28 513.56 518.33/
478 M E 2.08% 49 503.69 504.71 N/A 505.18 3.5 508.68 508.96 513.67/
541 1+58.95 S Q 2.08% 18.5 508.61 509.38 N/A 509.75 2.5 512.25 512.53 517.15/

DS US Overall Invert Invert of Riser End Inv. @ Vertical Inv @ Stack Inv @ Inv @ Finished Slab
Lot Station MH / MH Slope Length @ Lateral @ Height Riser End of Bend Bottom Height Top End of Grade @ Elevation

(%) (FT.) Main Main Station Riser Station Vert. Bend Vert.Bend Lateral End Lat. (FT.)
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498 2.08% N/A 6.5 528.76 529.04 533.83
499 0+72.94 2.08% 521.54 521.98 N/A 6.0 528.76 528.54 533.17
500 0+43.43 2.08% N/A 6.0 527.36 527.64 532.5
534 2+30.27 2.08% 516.80 517.30 N/A 517.51 2.5 520.01 520.29 524.98
535 2.08% N/A 519.03 519.31 524.31
536 1+87.02 2.08% 514.98 515.48 N/A 515.69 3.0 518.69 518.97 523.65
537 2.08% 513.50 514.00 N/A 514.22 3.5 517.72 518.00 522.98
538 1+36.97 2.08% N/A 2.0 515.59 515.87 520.48
539 0+96.96 2.08% 511.19 511.69 N/A 511.90 2.0 513.90 514.08 519.15
540 2.08% N/A 1.5 512.56 512.84 517.82

DS US Overall Invert Invert of Riser End Inv. @ Vertical Inv @ Stack Inv @ Inv @ Finished Slab
Lot Station MH / MH Slope Length @ Lateral @ Height Riser End of Bend Bottom Height Top End of Grade @ Elevation

(%) (FT.) Main Main Station Riser Station Vert. Bend Vert.Bend Lateral End Lat. (FT.)
494 1+52.82 2.08% 21.21 N/A 0+13.46 8.0 532.26 532.54 537.17
495 1+52.82 2.08% 523.98 N/A 524.26 7.0 531.26 531.54 536.5
496 2.08% N/A 530.28 530.56 535.17
497 1+12.92 2.08% 523.06 523.50 N/A 5.5 529.28 529.56 534.5
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515.82 516.32

512.87 513.37

510.35 510.85

0+10.28

6.5

2.5

522.26

521.36

516.53

513.59

511.06

524.26

523.78

T / S

U / T

T / S

U / T

T / S

U / T

T / S

U / T

T / S

U / T

T / S

U / T

0+72.94

1+12.92
21.21
21.21
21.21
21.21
21.21

24.14
24.14
24.14
24.14
24.14
24.14

0+13.46
0+13.46
0+13.46
0+13.46
0+13.46
0+13.46

0+10.28
0+10.28
0+10.28
0+10.28
0+10.28
0+10.28

521.54 521.98

523.98

523.06 523.50

235.54

522.26

523.78

R
E

V
IS

IO
N

S
D

A
TE

:

SHEET

OF

PL
A

N
 D

A
TE

H
U

N
TF

IE
LD

Ph
as

e 
3B

C
H

A
R

LE
S 

TO
W

N
 C

O
R

PO
R

A
TI

O
N

JE
FF

ER
SO

N
 C

O
U

N
TY

, W
ES

T 
V

IR
G

IN
IA

JA
N

U
A

R
Y

 2
00

4

25

PP-20048
L:\Projects\Huntfield\Engineering\Phase 3B_REVISION\10 - Road Profile.dwg

28



LOD LOD

LOD

LO
D

LO
D

LO
D

LOD LOD LOD
LOD

LOD

LOD

LO
D

LO
D

LOD
LOD

LOD

LOD

LO
D

LO
D

LO
D

LOD

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LEGEND

EASEMENT LEGEND

EXISTING EASEMENT

LEGEND:

R
E

V
IS

IO
N

S
D

A
TE

:
C

.I.
SC

A
LE

:

SHEET

OF

PL
A

N
 D

A
TE

Pl
an

 &
 P

ro
fil

e 
- C

irc
le

 2
7 

&
 M

is
c.

 P
ro

fil
es

(H
) 1

"=
50

' (
V

) 1
"=

5'
N

/A

12

CONTINENTAL CIRCLE
TYPICAL SECTION

CONTINENTAL CIRCLE

WESTMORELAND WAY

SAN-01

CENTER LINE GEOMETRY
LORD FAIRFAX  STREET

CONTINENTAL

CIRCLE

W-01W-02 LORD FAIRFAX STREET

CENTER LINE GEOMETRY
CONTINENTAL CIRCLE

LO
RD FA

IRFA
X ST

REE
T

LO
RD

 FA
IR

FA
X

ST
RE

ET

LORD FAIRFAX STREET
TYPICAL SECTION

M
O

R
R

IS
 &

 R
IT

C
H

IE
 A

SS
O

C
IA

TE
S,

 IN
C

.
20

5 
HI

RS
T 

RO
AD

, S
UI

TE
 1

06
PU

RC
EL

LV
IL

LE
, V

IR
G

IN
IA

 2
01

32
PH

O
NE

: (
70

3)
 9

94
-4

04
7

M
RA

G
TA

.C
O

M

RGIN
A

E
E
R

I

LTH OF

M
M
ON

WE
A

N EN
G

C

P
R
O
FESSIO

Lic. No. 32355

O

AL

VI

IN

R
E

V
IS

IO
N

S
D

A
TE

:

SHEET

OF

PL
A

N
 D

A
TE

H
U

N
TF

IE
LD

Ph
as

e 
3B

C
H

A
R

LE
S 

TO
W

N
 C

O
R

PO
R

A
TI

O
N

JE
FF

ER
SO

N
 C

O
U

N
TY

, W
ES

T 
V

IR
G

IN
IA

JA
N

U
A

R
Y

 2
00

4

25

PP-20048
L:\Projects\Huntfield\Engineering\Phase 3B_REVISION\12 - Road Profile Misc.dwg

29



LOD

LOD

LOD

LOD

LO
D

LO
D

LO
D

LOD

LOD

LO
D

LOD

LOD

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LO
D

LOD LOD
LOD

LOD

LOD
LOD

LOD

LOD

LO
D

LEGEND

EASEMENT LEGEND

EXISTING EASEMENT

LEGEND:

R
E

V
IS

IO
N

S
D

A
TE

:
C

.I.
SC

A
LE

:

SHEET

OF

PL
A

N
 D

A
TE

Pl
an

 &
 P

ro
fil

e 
- A

lle
y 

3B
31

 &
 3

B
32

(H
) 1

"=
50

' (
V

) 1
"=

5'
N

/A

13

ALLEY 3B32 ALLEY 3B31

TYPICAL ALLEY SECTION

M
O

R
R

IS
 &

 R
IT

C
H

IE
 A

SS
O

C
IA

TE
S,

 IN
C

.
20

5 
HI

RS
T 

RO
AD

, S
UI

TE
 1

06
PU

RC
EL

LV
IL

LE
, V

IR
G

IN
IA

 2
01

32
PH

O
NE

: (
70

3)
 9

94
-4

04
7

M
RA

G
TA

.C
O

M

RGIN
A

E
E
R

I

LTH OF

M
M
ON

WE
A

N EN
G

C

P
R
O
FESSIO

Lic. No. 32355

O

AL

VI

IN

R
E

V
IS

IO
N

S
D

A
TE

:

SHEET

OF

PL
A

N
 D

A
TE

H
U

N
TF

IE
LD

Ph
as

e 
3B

C
H

A
R

LE
S 

TO
W

N
 C

O
R

PO
R

A
TI

O
N

JE
FF

ER
SO

N
 C

O
U

N
TY

, W
ES

T 
V

IR
G

IN
IA

JA
N

U
A

R
Y

 2
00

4

25

PP-20048

L:\Projects\Huntfield\Engineering\Phase 3B_REVISION\13-14 - Road Profile Alleys.dwg
30



LO
D

LO
D

LO
D

LO
D

LOD

LOD
LODLODLOD

LOD

LODLOD

LOD

LEGEND

EASEMENT LEGEND

EXISTING EASEMENT

LEGEND:

R
E

V
IS

IO
N

S
D

A
TE

:
C

.I.
SC

A
LE

:

SHEET

OF

PL
A

N
 D

A
TE

Pl
an

 &
 P

ro
fil

e 
- A

lle
y 

3C
32

 &
 3

C
34

 

(H
) 1

"=
50

' (
V

) 1
"=

5'
N

/A

14

ALLEY 3C34 ALLEY 3C32

TYPICAL ALLEY SECTION

M
O

R
R

IS
 &

 R
IT

C
H

IE
 A

SS
O

C
IA

TE
S,

 IN
C

.
20

5 
HI

RS
T 

RO
AD

, S
UI

TE
 1

06
PU

RC
EL

LV
IL

LE
, V

IR
G

IN
IA

 2
01

32
PH

O
NE

: (
70

3)
 9

94
-4

04
7

M
RA

G
TA

.C
O

M

RGIN
A

E
E
R

I

LTH OF

M
M
ON

WE
A

N EN
G

C

P
R
O
FESSIO

Lic. No. 32355

O

AL

VI

IN

R
E

V
IS

IO
N

S
D

A
TE

:

SHEET

OF

PL
A

N
 D

A
TE

H
U

N
TF

IE
LD

Ph
as

e 
3B

C
H

A
R

LE
S 

TO
W

N
 C

O
R

PO
R

A
TI

O
N

JE
FF

ER
SO

N
 C

O
U

N
TY

, W
ES

T 
V

IR
G

IN
IA

JA
N

U
A

R
Y

 2
00

4

25

PP-20048
L:\Projects\Huntfield\Engineering\Phase 3B_REVISION\13-14 - Road Profile Alleys.dwg

31



R
E

V
IS

IO
N

S
D

A
TE

:
C

.I.
SC

A
LE

:

SHEET

OF

PL
A

N
 D

A
TE

St
or

m
 P

ro
fil

es

(H
) 1

"=
50

' (
V

) 1
"=

5'

15

M
O

R
R

IS
 &

 R
IT

C
H

IE
 A

SS
O

C
IA

TE
S,

 IN
C

.
20

5 
HI

RS
T 

RO
AD

, S
UI

TE
 1

06
PU

RC
EL

LV
IL

LE
, V

IR
G

IN
IA

 2
01

32
PH

O
NE

: (
70

3)
 9

94
-4

04
7

M
RA

G
TA

.C
O

M

RGIN
A

E
E
R

I

LTH OF

M
M
ON

WE
A

N EN
G

C

P
R
O
FESSIO

Lic. No. 32355

O

AL

VI

IN

R
E

V
IS

IO
N

S
D

A
TE

:

SHEET

OF

PL
A

N
 D

A
TE

H
U

N
TF

IE
LD

Ph
as

e 
3B

C
H

A
R

LE
S 

TO
W

N
 C

O
R

PO
R

A
TI

O
N

JE
FF

ER
SO

N
 C

O
U

N
TY

, W
ES

T 
V

IR
G

IN
IA

JA
N

U
A

R
Y

 2
00

4

25

PP-20048

L:\Projects\Huntfield\Engineering\Phase 3B_REVISION\15-16 - Storm Profiles.dwg
32



R
E

V
IS

IO
N

S
D

A
TE

:
C

.I.
SC

A
LE

:

SHEET

OF

PL
A

N
 D

A
TE

St
or

m
 P

ro
fil

es

(H
) 1

"=
50

' (
V

) 1
"=

5'

16

Outlet JUNCTION LOSS Inlet
INLET UPSTREAM Water Do Qo Lo Sfo Hf 1.3 0.5 FINAL Water RIM
STATION INLET Surface Vo Ho Qi Vi QiVi 2 Hi Angle Hd Ht Ht Ht H Surface ELEV.

Elev. in cfs ft % ft Vi   /2g Elev.

(1) (2) (3) (4) (5) (6) (7) (8) (9) (10) (11) (12) (13) (14) (15) (16) (17) (18) (19) (20) (21)

9 Starting Elev. 497.50
10 497.50 42 34.72 178.94 0.56 1.00 3.6 0.05 0.07 0.10 0.22 0.28 0.14 1.15 498.65 502.50

11 42 34.72 3.61 125.29 0.20 52
11 498.65 42 34.72 96.95 0.56 0.54 3.6 0.05 0.07 0.13 0.25 0.32 0.16 0.70 499.35 503.49

12 42 34.20 3.55 121.57 0.20 79
12 499.38 42 34.20 57.07 0.54 0.31 3.6 0.05 0.07 0.10 0.21 0.28 0.14 0.45 499.83 503.45

13 42 33.59 3.49 117.29 0.19 56
13 499.91 42 33.59 38.38 0.52 0.20 3.5 0.05 0.10 0.19 0.35 0.45 0.22 0.43 500.34 503.54

14 36 27.00 3.82 103.17 0.23 0.08 36 0.08
50 15 5.37 4.38 23.54 0.30 0.10 79 0.19

14 500.34 36 27.00 93.80 0.70 0.65 3.8 0.06 0.15 0.19 0.39 0.51 0.25 0.91 501.25 504.45
15 30 25.49 5.19 132.34 0.42 0.15 47 0.19
22 15 0.82 0.67 0.55 0.01 0.00 58 0.00

15 501.25 30 25.49 51.44 0.67 0.34 5.2 0.10 0.36 0.22 0.68 0.89 0.44 0.79 502.04 505.94
16 21 19.59 8.15 159.60 1.03 0.36 24 0.22
23 15 2.34 1.91 4.46 0.06 0.02 74 0.04

16 502.04 21 19.59 95.03 0.77 0.73 8.1 0.26 0.33 0.47 1.06 1.38 0.69 1.42 503.46 509.19
17 21 18.81 7.82 147.14 0.95 53

17 504.24 21 18.81 38.78 0.71 0.27 7.8 0.24 0.30 0.47 1.01 1.31 0.66 0.93 505.17 512.36
18 18 13.12 7.42 97.37 0.86 0.30 60 0.47
24 15 4.61 3.76 17.33 0.22 0.08 45 0.09

18 505.41 18 13.12 34.37 0.60 0.21 7.4 0.21 0.23 0.05 0.50 0.64 0.32 0.53 505.93 512.32
19 18 11.47 6.49 74.40 0.65 12

19 506.69 18 11.47 39.91 0.47 0.19 6.5 0.16 0.13 0.12 0.41 0.53 0.26 0.45 507.14 513.69
20 15 5.91 4.82 28.50 0.36 0.13 34 0.12
26 15 1.73 1.41 2.45 0.03 0.01 63 0.02

20 507.84 15 5.91 250.00 0.37 0.93 4.8 0.09 0.01 0.01 0.11 0.15 0.07 1.01 508.85 518.73
21 15 1.82 1.48 2.70 0.03 39

21 512.84 15 1.82 40.91 0.13 0.06 1.483 0.01 0.00 0.00 0.01 0.01 0.01 0.06 512.90 519.38
0 1.82 0.00 0.00 0.00 0

50 500.34 15 5.37 61.27 0.59 0.36 4.4 0.07 0.02 0.05 0.15 0.19 0.09 0.45 500.80 504.69
51 15 2.56 2.08 5.33 0.07 90

51 500.97 15 2.56 53.62 0.27 0.14 2.084 0.02 0.00 0.00 0.02 0.02 0.01 0.15 501.12 504.85
0 2.56 0.00 0.00 0.00 0

22 501.25 15 0.82 33.16 0.03 0.01 0.671 0.00 0.00 0.00 0.00 0.00 0.00 0.01 501.26 504.69
0 0.82 0.00 0.00 0.00 0

23 502.04 15 2.34 193.02 0.02 0.05 1.907 0.01 0.00 0.00 0.01 0.02 0.01 0.05 502.09 513.76
0 2.34 0.00 0.00 0.00 0

24 505.41 15 4.61 179.52 0.10 0.18 3.8 0.05 0.04 0.07 0.17 0.22 0.11 0.29 505.70 519.36
25 15 3.27 2.66 8.70 0.11 85

25 513.38 15 3.27 33.29 0.22 0.07 2.663 0.03 0.00 0.00 0.03 0.04 0.02 0.09 513.47 519.72
0 3.27 0.00 0.00 0.00 0

26 507.84 15 1.73 33.16 0.12 0.04 1.413 0.01 0.00 0.00 0.01 0.01 0.01 0.05 507.89 513.93
0 1.73 0.00 0.00 0.00 0

28 Starting Elev. 507.31
29 507.31 21 13.27 136.73 0.75 1.03 5.5 0.12 0.24 0.49 0.85 1.10 0.55 1.58 508.89 518.08

30 18 11.84 6.70 79.29 0.70 90
30 509.23 18 11.84 55.25 0.41 0.23 6.7 0.17 0.15 0.27 0.59 0.77 0.38 0.61 509.84 518.32

31 18 9.15 5.18 47.38 0.42 78
31 511.44 18 9.15 39.91 0.73 0.29 5.2 0.10 0.10 0.02 0.23 0.30 0.15 0.44 511.88 518.18

32 18 7.72 4.37 33.72 0.30 12
32 512.17 18 7.72 34.37 0.69 0.24 4.4 0.07 0.18 0.33 0.58 0.76 0.38 0.62 512.78 518.25

33 15 7.07 5.76 40.72 0.52 75
33 512.78 15 7.07 186.46 0.24 0.45 5.8 0.13 0.18 0.31 0.61 0.80 0.40 0.85 513.63 526.50

34 15 7.07 5.76 40.67 0.51 67
34 520.56 15 7.07 74.44 0.63 0.47 5.8 0.13 0.11 0.22 0.46 0.60 0.30 0.77 521.33 529.05

35 15 5.55 4.52 25.08 0.32 90
35 522.00 15 5.55 36.00 0.63 0.23 4.5 0.08 0.10 0.06 0.24 0.31 0.15 0.38 522.38 529.12

36 15 5.16 4.20 21.68 0.27 25
36 522.61 15 5.16 34.11 0.54 0.18 4.2 0.07 0.03 0.04 0.14 0.18 0.09 0.27 522.88 528.91

37 15 2.99 2.44 7.29 0.09 0.03 41 0.04
90 15 1.21 0.99 1.20 0.02 0.01 19 0.00

37 523.20 15 2.99 151.40 0.05 0.08 2.4 0.02 0.02 0.03 0.08 0.10 0.05 0.13 523.33 534.82
38 15 2.43 1.98 4.80 0.06 56

38 528.60 15 2.43 40.04 0.04 0.01 2.0 0.02 0.00 0.01 0.02 0.03 0.02 0.03 528.63 536.31
39 15 0.95 0.78 0.74 0.01 83

39 530.21 15 0.95 35.49 0.04 0.01 0.777 0.00 0.00 0.00 0.00 0.00 0.00 0.01 530.22 536.31
0 0.95 0.00 0.00 0.00 0

90 523.20 15 1.21 37.98 0.06 0.02 0.989 0.00 0.00 0.00 0.00 0.00 0.00 0.03 523.22 529.29
0 1.21 0.00 0.00 0.00 0

60 Starting Elev. 499.50
61 499.50 24 17.74 88.03 0.70 0.61 5.6 0.12 0.28 0.44 0.84 1.09 0.54 1.16 500.66 515.67

62 21 17.13 7.12 122.05 0.79 61
62 502.57 21 17.13 135.50 0.24 0.32 7.1 0.20 0.17 0.22 0.59 0.77 0.38 0.71 503.28 520.90

63 21 13.45 5.59 75.16 0.49 0.17 49 0.22
70 15 3.68 3.00 11.06 0.14 0.05 68 0.08

63 512.83 21 13.45 41.70 0.47 0.20 5.6 0.12 0.17 0.22 0.51 0.67 0.33 0.53 513.36 521.67
64 21 13.44 5.59 75.11 0.48 49

64 514.04 21 13.44 53.16 0.47 0.25 5.6 0.12 0.17 0.32 0.61 0.80 0.40 0.65 514.69 521.67
65 21 13.44 5.59 75.06 0.48 81

65 515.52 21 13.44 88.07 0.47 0.41 5.6 0.12 0.15 0.28 0.55 0.71 0.35 0.77 516.28 520.32
66 21 12.48 5.19 64.79 0.42 81

66 517.79 21 12.48 107.50 0.41 0.44 5.2 0.10 0.14 0.01 0.26 0.34 0.17 0.60 518.40 525.23
67 18 9.02 5.10 46.00 0.40 0.14 3 0.01
72 15 1.30 1.06 1.38 0.02 0.01 90 0.01

67 520.26 18 9.02 155.38 0.39 0.60 5.1 0.10 0.06 0.12 0.28 0.36 0.18 0.78 521.05 530.43
68 15 3.16 2.58 8.16 0.10 0.04 42 0.04

100 15 4.16 3.39 14.11 0.18 0.06 79 0.12
68 523.68 15 3.16 17.34 0.03 0.01 2.6 0.03 0.02 0.02 0.06 0.08 0.04 0.04 523.73 530.66

69 15 2.30 1.87 4.30 0.05 32
69 525.13 15 2.30 94.91 0.02 0.02 1.872 0.01 0.00 0.00 0.01 0.02 0.01 0.03 525.16 534.24

0 2.30 0.00 0.00 0.00 0
70 512.83 15 3.68 73.86 0.05 0.04 3.0 0.03 0.02 0.04 0.10 0.13 0.07 0.10 512.94 523.61

71 15 2.60 2.12 5.51 0.07 73
71 517.29 15 2.60 53.31 0.27 0.15 2.119 0.02 0.00 0.00 0.02 0.02 0.01 0.16 517.45 523.53

0 2.60 0.00 0.00 0.00 0
72 520.26 15 1.30 129.96 0.02 0.02 1.06 0.00 0.00 0.00 0.00 0.01 0.00 0.02 520.29 526.98

0 1.30 0.00 0.00 0.00 0
80 Starting Elev. 498.75

81 498.75 15 2.04 46.72 0.05 0.03 1.7 0.01 0.01 0.00 0.02 0.03 0.02 0.04 498.79 510.47
82 15 1.65 1.34 2.21 0.03 15

82 499.73 15 1.65 33.25 0.01 0.00 1.342 0.01 0.00 0.00 0.01 0.01 0.00 0.01 499.74 510.60
0 1.65 0.00 0.00 0.00 0

EX.3-47 Starting Elev. 524.90
110 524.90 15 1.65 106.94 0.11 0.12 1.342 0.01 0.00 0.00 0.01 0.01 0.00 0.12 525.02 529.01

0 1.65 0.00 0.00 0.00 0
100 523.68 15 4.16 162.04 0.35 0.57 3.4 0.04 0.01 0.01 0.06 0.08 0.04 0.61 524.29 524.05

FUT 101 15 1.60 1.31 2.10 0.03 0.01 11 0.00
FUT 102 15 1.17 0.95 1.12 0.01 0.00 81 0.01
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 INLET COMPUTATIONS  STORM COMPUTATIONS
INLET Q Q Q S Sx T W W/T Sw Sw/Sx Eo a S'w Se Lt P L/Lt d E h Q d/H Qb TNUM

BER

TYPE

6.0

DRAINAGE AREA

C C x A

C x A      W

INTENSITY

INCR

CARRY OVER

TOTAL

GUTTER

CROSS     SLOPE

SPREAD

EFFECTIVE LENGTH

INT

CARRY    OVER

SPREAD    AT SAG

REM
ARKS

2.5
21 TYPE "E" 12.0 0.42 0.63 0.26 0.26 5.28 1.40 0.00 1.40 0.0171 0.0300 5.34 1.50 0.28 0.0300 1.00 0.59 1.50 0.08 0.08 11.63 1.03 1.00 1.40 0.00
20 TYPE "E" 18.0 1.19 0.50 0.60 0.60 5.28 3.14 0.00 3.14 0.0171 0.0300 7.37 1.50 0.20 0.0300 1.00 0.46 1.50 0.08 0.07 17.86 1.01 1.00 3.14 0.00
19 TYPE "E" 20.0 1.11 0.50 0.56 0.56 5.28 2.93 0.00 2.93 0.0334 0.0300 6.52 1.50 0.23 0.0300 1.00 0.50 1.50 0.08 0.07 20.51 0.98 1.00 2.93 0.00
18 TYPE "E" 14.0 0.48 0.50 0.24 0.24 5.28 1.27 0.00 1.27 0.0334 0.0300 4.76 1.50 0.32 0.0300 1.00 0.64 1.50 0.08 0.08 13.23 1.06 1.00 1.27 0.00
17 TYPE "E" 12.0 0.25 0.63 0.16 0.16 5.28 0.83 0.00 0.83 0.0497 0.0300 3.77 1.50 0.40 0.0300 1.00 0.74 1.50 0.08 0.09 11.75 1.02 1.00 0.83 0.00
16 TYPE "E" 10.0 0.18 0.63 0.11 0.11 5.28 0.60 0.00 0.60 0.0497 0.0300 3.34 1.50 0.45 0.0300 1.00 0.80 1.50 0.08 0.10 9.94 1.01 1.00 0.60 0.00
15 "Single WR" 0.82 0.63 0.52 0.52 5.28 2.73 0.00 2.73 6 0.28
14 TYPE "E" 10.0 0.16 0.63 0.10 0.10 5.28 0.53 0.00 0.53 0.0337 0.0300 3.43 1.50 0.44 0.0300 1.00 0.78 1.50 0.08 0.10 8.48 1.18 1.00 0.53 0.00
13 TYPE "E" 12.0 0.28 0.63 0.18 0.18 5.28 0.93 0.00 0.93 0.0220 0.0300 4.59 1.50 0.33 0.0300 1.00 0.65 1.50 0.08 0.08 10.15 1.18 1.00 0.93 0.00
12 TYPE "E" 8.0 0.14 0.63 0.09 0.09 5.28 0.47 0.00 0.47 0.0224 0.0300 3.52 1.50 0.43 0.0300 1.00 0.77 1.50 0.08 0.09 7.13 1.12 1.00 0.47 0.00
11 TYPE "D" 6 0.06 0.63 0.04 0.04 5.28 0.20 0.20 0.01 0.03 1.66 1.5 0.085 2.83 9.60 0.07 0.46 0.16 2.42

0.06 0.63 0.04 0.04 5.28 0.20 0.00 0.20 1.66
*

51 TYPE "E" 16.0 0.59 0.63 0.37 0.37 5.28 1.96 0.00 1.96 0.0224 0.0300 6.05 1.50 0.25 0.0300 1.00 0.53 1.50 0.08 0.07 15.05 1.06 1.00 1.96 0.00
50 TYPE "E" 16.0 0.65 0.63 0.41 0.41 5.28 2.16 0.00 2.16 0.0224 0.0300 6.27 1.50 0.24 0.0300 1.00 0.52 1.50 0.08 0.07 15.84 1.01 1.00 2.16 0.00

*
22 TYPE "E" 10.0 0.19 0.63 0.12 0.12 5.28 0.63 0.00 0.63 0.0337 0.0300 3.66 1.50 0.41 0.0300 1.00 0.75 1.50 0.08 0.09 9.25 1.08 1.00 0.63 0.00

*
23 "Single WR" 0.54 0.63 0.34 0.34 5.28 1.80 0.00 1.80 6 0.22

*
25 TYPE "E" 20.0 0.95 0.50 0.48 0.48 5.28 2.51 0.00 2.51 0.0414 0.0300 5.91 1.50 0.25 0.0300 1.00 0.54 1.50 0.08 0.08 19.94 1.00 1.00 2.51 0.00
24 TYPE "E" 14.0 0.31 0.63 0.20 0.20 5.28 1.03 0.00 1.03 0.0414 0.0300 4.23 1.50 0.35 0.0300 1.00 0.69 1.50 0.08 0.09 12.54 1.12 1.00 1.03 0.00

*
26 TYPE "E" 14.0 0.40 0.63 0.25 0.25 5.28 1.33 0.00 1.33 0.0334 0.0300 4.85 1.50 0.31 0.0300 1.00 0.63 1.50 0.08 0.08 13.57 1.03 1.00 1.33 0.00

*
39 TYPE "E" 10.0 0.22 0.63 0.14 0.14 5.28 0.73 0.00 0.73 0.0192 0.0300 4.30 1.50 0.35 0.0300 1.00 0.68 1.50 0.08 0.09 8.66 1.16 1.00 0.73 0.00
38 TYPE "E" 12.0 0.34 0.63 0.21 0.21 5.28 1.13 0.00 1.13 0.0192 0.0300 5.06 1.50 0.30 0.0300 1.00 0.61 1.50 0.08 0.08 10.86 1.11 1.00 1.13 0.00
37 TYPE "E" 8.0 0.13 0.63 0.08 0.08 5.28 0.43 0.00 0.43 0.0400 0.0300 2.89 1.50 0.52 0.0300 1.00 0.86 1.50 0.08 0.10 7.88 1.02 1.00 0.43 0.00
36 TYPE "E" 10.0 0.22 0.63 0.14 0.14 5.28 0.73 0.00 0.73 0.0300 0.0300 3.95 1.50 0.38 0.0300 1.00 0.72 1.50 0.08 0.09 9.69 1.03 1.00 0.73 0.00
35 TYPE "E" 6.0 0.09 0.63 0.06 0.06 5.28 0.30 0.00 0.30 0.0120 0.0300 3.36 1.50 0.45 0.0300 1.00 0.79 1.50 0.08 0.10 4.86 1.23 1.00 0.30 0.00
34 TYPE "E" 10.0 0.35 0.63 0.22 0.22 5.28 1.16 0.00 1.16 0.0120 0.0300 5.59 1.50 0.27 0.0300 1.00 0.57 1.50 0.08 0.08 9.81 1.02 1.00 1.16 0.00
32 TYPE "E" 10.0 0.15 0.63 0.09 0.09 5.28 0.50 0.00 0.50 0.0393 0.0300 3.26 1.50 0.46 0.0300 1.00 0.81 1.50 0.08 0.10 8.53 1.17 1.00 0.50 0.00
31 TYPE "E" 14.0 0.33 0.63 0.21 0.21 5.28 1.10 0.00 1.10 0.0393 0.0300 4.38 1.50 0.34 0.0300 1.00 0.67 1.50 0.08 0.09 12.79 1.09 1.00 1.10 0.00
30 TYPE "E" 16.0 0.62 0.63 0.39 0.39 5.28 2.06 0.00 2.06 0.0194 0.0300 6.33 1.50 0.24 0.0300 1.00 0.51 1.50 0.08 0.07 14.91 1.07 1.00 2.06 0.00
29 TYPE "E" 12.0 0.33 0.63 0.21 0.21 5.28 1.10 0.00 1.10 0.0194 0.0300 4.99 1.50 0.30 0.0300 1.00 0.61 1.50 0.08 0.08 10.72 1.12 1.00 1.10 0.00

*
90 TYPE "E" 12.0 0.28 0.63 0.18 0.18 5.28 0.93 0.00 0.93 0.0300 0.0300 4.33 1.50 0.35 0.0300 1.00 0.68 1.50 0.08 0.09 10.97 1.09 1.00 0.93 0.00

*
69 "Single WR" 0.53 0.63 0.33 0.33 5.28 1.76 0.00 1.76 6 0.21
68 "Single WR" 0.20 0.63 0.13 0.13 5.28 0.67 0.00 0.67 6 0.11
67 TYPE "E" 12.0 0.39 0.63 0.25 0.25 5.28 1.30 0.00 1.30 0.0120 0.0300 5.82 1.50 0.26 0.0300 1.00 0.55 1.50 0.08 0.08 10.38 1.16 1.00 1.30 0.00
66 "Single WR" 0.50 0.63 0.32 0.32 5.28 1.66 0.00 1.66 6 0.20
65 "Single WR" 0.22 0.63 0.14 0.14 5.28 0.73 0.00 0.73 6 0.12
61 TYPE "E" 10.0 0.14 0.63 0.09 0.09 5.28 0.47 0.00 0.47 0.0386 0.0300 3.18 1.50 0.47 0.0300 1.00 0.82 1.50 0.08 0.10 8.20 1.22 1.00 0.47 0.00

*
71 TYPE "E" 16.0 0.60 0.63 0.38 0.38 5.28 2.00 0.00 2.00 0.0194 0.0300 6.25 1.50 0.24 0.0300 1.00 0.52 1.50 0.08 0.07 14.66 1.09 1.00 2.00 0.00
70 TYPE "E" 10.0 0.25 0.63 0.16 0.16 5.28 0.83 0.00 0.83 0.0194 0.0300 4.50 1.50 0.33 0.0300 1.00 0.66 1.50 0.08 0.09 9.28 1.08 1.00 0.83 0.00

*
72 "Single WR" 0.30 0.63 0.19 0.19 5.28 1.00 0.00 1.00 6 0.15

*
110 "Single WR" 0.38 0.63 0.24 0.24 5.28 1.26 0.00 1.26 6 0.17

*
82 TYPE "E" 14.0 0.38 0.63 0.24 0.24 5.28 1.26 0.00 1.26 0.0243 0.0300 5.05 1.50 0.30 0.0300 1.00 0.61 1.50 0.08 0.08 12.20 1.15 1.00 1.26 0.00
81 TYPE "E" 6.0 0.09 0.63 0.06 0.06 5.28 0.30 0.00 0.30 0.0243 0.0300 2.94 1.50 0.51 0.0300 1.00 0.85 1.50 0.08 0.10 5.83 1.03 1.00 0.30 0.00

*

From To Drainage C C x A Inlet Rain Runoff Invert Elevation Length Slope Dia. Capacity VEL. Flow Remarks
Point Point Area Factor Increment Cumm. Time Fall Q Upper Lower Q Time-

21 20 0.42 0.63 0.26 0.26 5.00 6.88 1.82 511.80 511.59 40.91 0.50% 15 4.96 3.73 0.18
20 19 1.19 0.5 0.60 0.86 5.00 6.88 5.91 511.34 506.59 250.00 1.90% 15 9.67 8.27 0.50
19 18 1.11 0.5 0.56 1.67 5.00 6.88 11.47 506.34 505.19 39.91 2.90% 18 16.66 10.16 0.07
18 17 0.48 0.5 0.24 1.91 5.00 6.88 13.12 505.00 503.91 23.2 4.70% 18 16.94 10.59 0.05
17 16 0.25 0.63 0.16 2.73 5.00 6.88 18.81 503.66 502.49 33.7 3.40% 21 22.36 10.42 0.06 Above 80% Capacity
16 15 0.18 0.63 0.11 2.85 5.00 6.88 19.59 502.24 499.39 95.03 3.00% 21 22.36 10.48 0.15 Above 80% Capacity
15 14 0.82 0.63 0.52 3.70 5.00 6.88 25.49 498.64 498.08 51.44 1.10% 30 31.15 7.08 0.12 Above 80% Capacity
14 12 0.16 0.63 0.10 3.93 5.00 6.88 27.00 498.08 496.41 117.4 1.00% 36 32.36 5.12 0.31 Above 80% Capacity
13 12 0.28 0.63 0.18 4.88 5.00 6.88 33.59 496.61 496.41 38.38 0.50% 42 46.37 5.25 0.12
12 11 0.14 0.63 0.09 4.97 5.00 6.88 34.20 496.41 495.88 58.90 0.50% 42 46.37 5.27 0.18
11 10 0.12 0.63 0.08 5.05 5.00 6.88 34.72 495.63 495.14 96.95 0.50% 42 46.37 5.29 0.31
10 9 0.00 0.63 0.00 5.05 5.00 6.88 34.72 494.89 494.00 178.94 0.50% 42 46.37 5.29 0.56

*
51 50 0.59 0.63 0.37 0.37 5.00 6.88 2.56 498.8 498.59 21.5 1.00% 15 4.96 4.07 0.22
50 13 0.65 0.63 0.41 0.78 5.00 6.88 5.37 498.49 496.41 108 1.00% 15 7.02 6.30 0.16

*
22 14 0.19 0.63 0.12 0.12 5.00 6.88 0.82 497.99 497.83 33.16 0.50% 15 4.96 2.99 0.18

*
23 15 0.54 0.63 0.34 0.34 5.00 6.88 2.34 508.96 499.89 193.02 4.70% 15 15.21 8.98 0.36

*
25 24 0.95 0.5 0.48 0.48 5.00 6.88 3.27 512.46 512.13 33.29 1.00% 15 7.02 5.62 0.10
24 17 0.31 0.63 0.20 0.67 5.00 6.88 4.61 511.88 504.16 179.52 4.30% 15 14.56 10.52 0.28

*
26 19 0.40 0.63 0.25 0.25 5.00 6.88 1.73 506.76 506.59 33.16 0.50% 15 4.96 3.68 0.15

*
39 38 0.22 0.63 0.14 0.14 5.00 6.88 0.95 529.13 528.96 35.49 0.50% 15 4.96 3.12 0.19
38 37 0.34 0.63 0.21 0.35 5.00 6.88 2.43 528.71 527.35 40.04 3.40% 15 12.94 8.09 0.08
37 36 0.13 0.63 0.08 0.43 5.00 6.88 2.99 527.10 521.95 151.40 3.40% 15 12.94 8.58 0.29
36 35 0.22 0.63 0.14 0.75 5.00 6.88 5.16 521.70 521.36 34.11 1.00% 15 7.02 6.25 0.09
35 34 0.09 0.63 0.06 0.81 5.00 6.88 5.55 521.11 520.85 25.47 2.40% 15 7.02 6.34 0.09
34 33 0.35 0.63 0.22 1.03 5.00 6.88 7.07 520.50 519.19 67.73 1.41% 15 8.88 8.03 0.15
33 32 0.00 0.63 0.00 1.03 5.00 6.88 7.07 519.06 511.23 186.46 4.20% 15 14.38 11.67 0.27
32 31 0.15 0.63 0.09 1.12 5.00 6.88 7.72 510.98 510.67 34.37 0.90% 18 9.28 5.87 0.10 Above 80% Capacity
31 30 0.33 0.63 0.21 1.33 5.00 6.88 9.15 510.42 509.94 39.91 1.20% 18 10.71 6.81 0.10 Above 80% Capacity
30 29 0.62 0.63 0.39 1.72 5.00 6.88 11.84 509.69 507.73 55.25 3.55% 18 18.43 11.07 0.08
29 28 0.33 0.63 0.21 1.93 5.00 6.88 13.27 507.48 505.56 136.73 1.40% 21 15.28 7.15 0.32 Above 80% Capacity

*
90 36 0.28 0.63 0.18 0.18 5.00 6.88 1.21 522.14 521.95 37.98 0.50% 15 4.96 3.34 0.19

*
69 68 0.53 0.63 0.33 0.33 5.00 6.88 2.30 529.10 523.88 94.91 5.50% 15 16.46 9.45 0.17
68 67 0.20 0.63 0.13 0.46 5.00 6.88 3.16 523.63 522.43 17.34 6.90% 15 18.43 11.23 0.03
67 66 0.39 0.63 0.25 1.31 5.00 6.88 9.02 522.18 518.76 155.38 2.20% 18 14.51 8.65 0.30
66 65 0.50 0.63 0.32 1.81 5.00 6.88 12.48 518.51 516.04 107.50 2.30% 21 19.58 8.63 0.21
65 64 0.22 0.63 0.14 1.95 5.00 6.88 13.44 515.79 513.77 88.07 2.30% 21 19.58 8.77 0.17
64 63 0.00 0.63 0.00 1.95 5.00 6.88 13.44 513.52 512.29 53.16 2.30% 21 19.58 8.77 0.10
63 62 0.00 0.63 0.00 1.95 5.00 6.88 13.45 512.04 511.08 41.70 2.30% 21 19.58 8.77 0.08
62 61 0.00 0.63 0.00 2.49 5.00 6.88 17.13 510.83 500.82 135.50 7.39% 21 35.09 14.50 0.16
61 60 0.14 0.63 0.09 2.58 5.00 6.88 17.74 498.82 497.50 88.03 1.50% 24 21.24 7.57 0.19 Above 80% Capacity

*
71 70 0.60 0.63 0.38 0.38 5.00 6.88 2.60 516.31 516.04 53.31 0.50% 15 4.96 4.09 0.22
70 62 0.25 0.63 0.16 0.54 5.00 6.88 3.68 515.79 511.58 73.86 5.70% 15 16.75 10.95 0.11

*
72 66 0.30 0.63 0.19 0.19 5.00 6.88 1.30 521.68 519.01 129.96 2.05% 15 10.05 5.64 0.38

*
100 67 0.32 0.63 0.20 0.60 5.00 6.88 4.16 524.05 522.43 162.04 1.00% 15 7.02 5.96 0.45

*
82 81 0.38 0.63 0.24 0.24 5.00 6.88 1.65 501.80 498.48 33.25 10.00% 15 22.19 10.59 0.05
81 80 0.09 0.63 0.06 0.30 5.00 6.88 2.04 498.23 497.50 46.72 1.56% 15 8.76 5.82 0.13

*
110 EX.3-47 0.38 0.63 0.24 0.24 5.00 6.88 1.65 524.18 523.65 106.94 0.50% 15 4.96 3.63 0.49

*
FUT 101 100 0.37 0.63 0.23 0.23 5.00 6.88 1.60 524.85 524.30 109.52 0.50% 15 4.96 3.61 0.51

*
FUT 102 100 0.27 0.63 0.17 0.17 5.00 6.88 1.17 524.47 524.30 33.29 0.50% 15 4.96 3.31 0.17
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NOTES:

SCALE: 1"=100'

LEGEND
POST-DEVELOPMENT DIVIDES

INTERIM CONDITION (CONSTRUCTION PHASE) DIVIDES

C=0.63 UNLESS OTHERWISE NOTED

LIMITS OF CLEARING

DRAINAGE DIVIDES DURING INTERIM (CONSTRUCTION) CONDITION
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STREET TREE AND LANDSCAPE PLANTING LIST

LEGEND:

LANDSCAPE CALCULATIONS

Non-Impervious Areas

Area for Landscaping Computations

Landscape Requirements: 

Landscape Provided:
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CURVE TABLE
CURVE # LENGTH RADIUS DELTA CHORD BEARING CHORD LENGTH

CURVE TABLE
CURVE # LENGTH RADIUS DELTA CHORD BEARING CHORD LENGTH

CHORD LENGTH

PHASE 3A BLOCK 29 REVISION

MINIMUM EASEMENT WIDTH

36-48 INCHES
54-72 INCHES

21-33 INCHES
12-18 INCHES
PIPE SIZE

20 FEET
24 FEET

15 FEET
10 FEET

     OPEN SPACE
PARCEL AREA (AC)

# SFA 
LOTS

              *COMMERCIAL
PARCEL

# SFD
LOTS

AREA (AC)

LEGEND:

Zoning Information

District

Proposed Uses

Notes:

SFD Units 

* indicates items modified in proffers - see notes

*Lot Size

*Lot Width

Impervious Site Coverage

Access Drives & Parking

*Max Height

*Front Setbacks
*Side Setbacks
 Rear Setbacks
*Accessory Structures - See note 2

Corner Lots

Required Provided

See note 3

See note 4

SFA Units (Town homes)

* indicates items modified in proffers - see notes

Net Land Area (Ac) 

Tract Frontage

*Min. TH Lot Width

TH Row Length (Units)

*Max Height

*Front Setbacks

*Side Setbacks

Rear Setbacks

*Accessory Structures  

Access Drives & Parking

Impervious Site Coverage

Play Lots - Siting & Design (See Note 5)

Refuse Storage & Collection

Required Provided

See note 4

See Note 2

See Note 3
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DRAFT MINUTES:  MAY 22, 2006 MEETING 
 
TYPE OF MEETING:  Regular Meeting  
 
ATTENDEES:   Planning Commission:  Donald Clendening, Jeff Roth, 

Doug Viara, and Scott Coyle 
 
 Staff:  Jeremy Camp and Joe Cosentini 
 
                  General Public: Nancy Lutz, Frances Morgan, Aaron 

Amore. 
 

Other Interested Parties:  Todd Reynolds 

_________________________________________________________ 

OPENING OF THE MEETING 

Chairman Scott Coyle opened the meeting for discussion among 
Planning Commission Members at approximately 7:00 PM.  A motion 
by Commissioner Viara, seconded by Commissioner Roth and the 
Commission unanimously approved the minutes dated April 24, 2006 
as presented. 
 
New Business: 
 
Public Hearings –  
Consideration and discussion of the Charles Town Comprehensive Plan for 
potential recommendation to City Council or further consideration. 
Chairman Coyle opened the public hearing for comments regarding 
the comprehensive plan.   

Aaron Amore appeared and informed the Commission he 
believes the current draft of the comprehensive plan is a 
good start, but the Commission should take more time and 
develop a better plan. 
Nancy Lutz appeared and informed the Commission that she 
was concerned about water and sewer issues which are not 
addressed in the plan. 
Frances Morgan appeared and informed the Commission that 
she believes we live in a unique and historic area and that 
the Commission should work with the County to develop a 
regional plan. 
 

Chairman Coyle informed the Commission that there were no other 
speakers and closed the public hearing. 
 
Record Plat Application #2006-0004, Huntfield, Union Ridge Town Homes. 

Director Camp informed the Commission that the review agencies 
have reviewed the application and he recommends approval of the 
record plat.  Chairman Coyle opened the public hearing for 
comments regarding record plat application #2006-0004.   

Aaron Amore appeared and asked the Commission what the bond 
estimate was for this project.  Director Camp informed the 
Commission that the bond estimate was set at $530,988.38 
and will be on 4.3 acres.  Mr. Amore asked the Commission 
what the traffic count would be for the area and what the 
addition of 56 townhomes would do to our sewer capacity.  
Director Camp informed the Commission that the review 
agencies took into account the traffic flow for the town 
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houses and that the recent upgrade to the sewer facilities 
added 1000 edu’s.   
 
Chairman Coyle informed the Commission that there were no 

other speakers and closed the public hearing.  A motion by 
Commissioner Clendening, seconded by Commissioner Roth and upon 
discussion the Commission unanimously approved record plat 
applications #2006-0004, Huntfield, Union Ridge Town Homes. 
 
Record Plat Application, #2006-0005, Huntfield Recreation Center. 

Director Camp informed the Commission of what the Recreation 
Center will include and that it has been reviewed by the View 
Engineering and all the review agencies and that he does 
recommend approval.  Chairman Coyle opened the public hearing for 
comments regarding the record plat application.   

Nancy Lutz appeared and asked the Commission whether this 
facility would be open to the public or just to the 
residents of Huntfield.  Director Camp informed the 
Commission that once the center is built it will be 
controlled by the HOA of Huntfield and ultimately up to 
them whether it is open to the public or not. 
Aaron Amore appeared and asked the Commission if the roads 
of Huntfield would be dedicated to the City at some point 
in time or would they be private roads?  Director Camp 
informed the Commission that the road would be dedicated to 
the City upon build out. 
 
Chairman Coyle informed the Commission that there were no 

other speakers and closed the public hearing.  Commissioner 
Clendening moved to approve the record plat, motion was not 
seconded.  Director Camp informed the Commission that since this 
is a record plat and since all the requirements of the City have 
been met the Commission must approve the application.  Upon 
discussion, a motion by Commissioner Clendening, seconded by 
Commissioner Viara and the Commission unanimously approved record 
plat application #2006-0005, Huntfield Recreation Center. 
 
Site Plan Application, #2006-0006, Huntfield, Phase 3B. 

Director Camp informed the Commission that there will be 35 
single family homes and 48 townhouses.  Director Camp informed 
the Commission that View Engineering has reviewed the site plan 
and it does meet all the requirements of the City and he 
recommends approval.  Chairman Coyle opened the public hearing 
for comments regarding the site plan.   

Nancy Lutz appeared and informed the Commission that she 
was concerned about the lack of another egress for this 
portion of Huntfield and asked if there were any plans for 
relief?   
Aaron Amore appeared and informed the Commission of his 
concerns regarding the impact of City infrastructure with 
all of the new houses. 
 
Chairman Coyle informed the Commission that there were no 

other speakers and closed the public hearing.  Todd Reynolds, 
Urban Engineering, appeared before the Commission and explained 
that the Department of Highways has allotted a certain number of 
houses that can be built prior to an upgrade to Augustine Avenue.  
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He further stated that the DOH would not approve the site plan if 
the road system could not support the development.  Upon 
discussion, a motion by Commissioner Clendening, seconded by 
Commissioner Roth and the Commission unanimously voted to approve 
site plan application #2006-0006, Huntfield, Phase 3B. 

 
Old Business 
 
Public Meeting –  
Consideration and discussion of amendments to the Charles Town 
Annexation Policy for potential recommendation to City Council or 
further discussion. 

Director Camp informed the Commission that the Council has 
directed the Commission to review the annexation procedures.  
Upon discussion, a motion by Commissioner Clendening, seconded by 
Commissioner Roth and the Commission unanimously voted to table 
the decision on the annexation policy until the next meeting. 

 
Discussion - 
Bonding Standards. 

Director Camp informed the Commission that he has received 
concerns regarding the current bonding standards being used by 
the Commission.  Currently the Commission uses Loudoun County 
standards and Director Camp informed the Commission that 
regardless of what direction the Commission chooses the standards 
should be put in writing.  A motion by Commissioner Roth, 
seconded by Commissioner Viara and the Commission unanimously 
voted to allow Director Camp to do a study for bonding standards. 
 
 
ADJOURNMENT 
Chairman Coyle adjourned the meeting at approximately 8:00 p.m. 
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Huntfield List of Proffers
Proposed Proffer Amendment 3

Revision Date 07/31/24

Page 1 of 7

Original Proffers: Jan 7, 2002

Resolution for Amendment of Proffers 1 - May 17, 2004

Proffer Amendment 2  - 08/01/2005

Proposed Proffer Amendment 3: DRAFT 7/31/24

1) EDUCATION- Huntfield, proffers to dedicate up to 17 acres of land to Jefferson County Board of 
Education. The land proposed to be donated to the Jefferson County Board of Education shall be 
identified via conceptual plan within one (1) year of the effective date of this document.  

2) TRANSPORTATION- Huntfield, will maintain its commitment to participate with the West Virginia 
Division of Highways and other developments to pay for Huntfield’s pro rata share of required 
road improvements directly attributable in part to Huntfield.

3) HISTORY- Huntfield proffers to provide any historic or archeologic reports and studies, as 
required by the State Historic Preservation Office, Division of Culture and History.

4) SOILS – Huntfield proffers to identify and remediate any known environmental conditions in any 
manner, method or process that meets or exceeds West Virginia Department of Environmental 
Protection (WVDEP) de minimus soils standards and provide the report/documentation to the 
purchaser indicating proper soil remediation no later than at each home settlement. 

5) OVERALL PLANNING

a) Huntfield, proffers to actively participate with the City and adjacent landowners in the 
comprehensive planning, preservation, and development of the Old Route 340 corridor 
between Huntfield’s boundaries and Evitt’s Run. 

b) Huntfield, proffers to construct a 8’ hiker/biker trail in a location in accordance with the 
Master Plan and within a timeframe in accordance with the mutual agreement of the city 
and Huntfield. 

i) A contiguous sidewalk system from Huntfield to the Augustine Avenue Trail shall be 
constructed. 

c) Huntfield, proffers continued participation and coordination with the Eastern Panhandle 
Transportation Authority (EPTA) to provide bus service between Huntfield and downtown 
Charles Town, and any other major Charles Town developments. Huntfield, shall further 
present development sites plans which incorporate shuttle stops and other appropriate 
shuttle infrastructure in the Huntfield project.” 

d) Within 12 months of the full execution of this proffer amendment, Huntfield shall collect and 
distribute community information and future traffic volume projections and relevant data to 
the City, to incorporate into other/future traffic studies conducted by others.  
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i) Additionally, Huntfield shall cooperate with the City to provide all necessary construction 
easements or Right of Ways for current and future planned trails, walkways, and 
pedestrian crossings. 

e) Lord Fairfax Street shall be developed as an alternative access point pursuant to the Huntfield 
Overall Composite Schematic plan with City of Charles Town Planning Commission approval 
date of April 12, 2005 (PREL-20107).

6) OTHER CONTRIBUTIONS- To offset its proportionate share of the costs of capital improvements 
and operating expenses brought about by the development of Huntfield, Huntfield proffers to
pay the city the following per unit proffer fees:

a) The City shall collect $2,448 per single family, townhome or attached villa style dwelling unit, 
or any other style residence approved for permit, to be used for public facilities, 
infrastructure, and other improvements within the City. This monetary proffered fee shall be 
separate and exclusive of any County imposed Impact Fee. The City Fee shall be paid at 
Building Permit application for each dwelling unit. 

b) Huntfield, proffers to dedicate to the City up to 10 (ten) acres of improved (utilities and hard 
surface road frontage) but vacant land, for the use and benefit of the City for the purpose of 
constructing, operating, and maintaining municipal facilities. 

7) CONDITIONS OF DEVELOPMENT OF PHASE I – the foregoing proffers are conditioned upon the 
following:

a) Current plans being processed in the County will be administered under the NR Zoning 
Ordinance, and accepted as currently designed, by the City with the following conditions:

i) Minimum lot width shall be reduced to 50 feet at the street. 
ii) Minimum lot area shall be reduced to 5,000 square feet. 
iii) Front yard setback shall be 25 feet from the edge of pavement. 
iv) Encroachment within the front yard setback shall be no more than 30 % or 8.34 feet. 
v) Side yard setbacks shall be reduced to 5 feet minimum. 
vi) No setback from the property line for accessory structures shall be required. 
vii) Minimum paving width shall be 24 feet. 

b) All plans submitted to the City for development within Huntfield beyond Phase I shall 
continue to be administered and processed under the NR Zoning Ordinance with the above-
listed conditions until such time as the City has created and adopted the new zoning 
classification pursuant to its Resolution and Annexation Agreement.

8) CONDITIONS OF OVERALL DEVELOPMENT

City and Huntfield agree to the following performance, design standards, and modifications to 
the Neighborhood Residential zoning regulations:
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The foregoing proffers are further conditioned upon the following:

a) To allow the development of not more than 3,200 homes with the Property, according to 
“Neo Traditional and New Urbanist Planning Concepts” , all plans for the development of the 
Property now and in the future may be administered, at the option of Huntfield, under the 
Neighborhood Residential zoning classification with the following conditions:

b) The minimum 200,000 square feet of commercial, retail or office space proffered by 
Huntfield shall satisfy all requirements for land are devoted to office and/or commercial. This 
agreement does not preclude Huntfield from developing commercial/retail/office space 
beyond the 200,000 square feet requirements;

c) Huntfield will dedicate 15% of the total land area to open and recreational space. All active 
and passive recreational facilities provided in Huntfield shall be credited towards the 15% 
open space requirements specified herein. In addition, Huntfield will provide a minimum 50-
foot buffer on either side of Bullskin Run measured from the edge of the stream bank and a 
landscaped 50-foot buffer along major highways (i.e. US Route 340, 340 Bypass, WV Route 
9). 

d) Maximum Building Heights shall be as follows:

i) Single Family Detached - 45’ (forty-five feet), but not more than (3) three stories

ii) Townhouse - 45’ (forty-five feet), but no more than 4 (four) stories Multi-Family- 55’ 
(fifty-five feet), but not more than 4 (four) stories

iii) Office, Commercial, Civic and Mixed Use – 60’ (sixty feet), but not more than (5) five 
stories

e) Minimum Lot Widths shall be as follows: 

i) Single Family Detached - 50’ (fifty-feet), however 45’ (forty-five feet) for Active Adult 
Community (development) 

ii) Townhouses – Mix of 16’ (sixteen feet) to 24’ (twenty-four feet); 

f) Minimum Lot Sizes shall be as follows: 

i) Single Family Detached – 5,000 (five thousand square feet), however 4,500 (forty-five 
hundred square feet) for Active Adult Community (development) 

ii) Townhouses – 1,600 square feet; 

g) Townhouse portions of development shall be permitted to have an area less than five acres;
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h) Townhouse units shall be permitted at a maximum density of 16 units per net acre;

i) Multi-family units, as defined in the City’s zoning ordinances, shall be permitted within 
Huntfield consistent with the City of Charles Town Zoning and Subdivision Ordinance 
requirements.

j) The minimum rear yard setback for units with attached rear-load garages shall be 10’ (ten 
feet);

k) Alleys may be dead-end streets when intersection would cause a curb cut on a collector 
street;

l) Alleys may provide lot access and satisfy road frontage requirements when the lots served 
by those alleys front on open space;

m) Cul-de-sac streets shall be permitted in limited instances and require approval by the 
Planning Commission. When allowed, the cul-de-sac terminus shall include a landscaped 
circle. 

n) The designated Village Center shall be permitted for Central Business District, General 
Commercial and Neighborhood Residential uses as defined in the present City of Charles
Town Zoning Ordinance. The designed Neighborhood Centers shall be permitted for Office 
Residential, Neighborhood Residential and Neighborhood Commercial uses as defined in the 
present City of Charles Town Zoning Ordinance. Future changes in the existing Zoning 
Ordinances shall be made Applicable to this paragraph.

o) In order to allow townhouses to be constructed with both decks and two-car garages, 
accessory buildings may occupy up to 40% of the rear yard of any townhouse lot.

p) The development of gated communities (i.e. restricted access to specific neighborhoods) is 
not permitted, other than Active Adult Development.

q) To enable Huntfield to perform its obligations under the Annexation Agreement, the City 
shall work cooperatively with Huntfield to ensure that Huntfield may obtain the amount of 
sewage treatment plant capacity needed to serve the Property at each stage of its 
development until built out.

r) In addition to the proffered commitment to approach Pan Tran to provide bus services 
between Huntfield and downtown Charles Town, Huntfield shall cooperate with any efforts 
initiated by the City to provide transit services to Huntfield.

s) Huntfield will submit a “Master Schematic Plan”, to City Planning Commission prior to 
applicable approvals for Phase 4 of the development that incorporate the “Neo Traditional 
and New Urbanist Concepts” and an exhibit illustrating the location, total land area and 
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public accessibility of proposed recreational and open space. Subsequent site plans 
submitted to support this Master Schematic Plan will provide the detailed design and
concepts as they relate to street and block networks; an interconnected pedestrian sidewalk 
and trail system; landscape screening, buffers and design consideration to mitigate the visual 
impacts of parking lots; street and parking lot landscaping using the West Virginia Division of 
Forestry’s Recommended Trees for City and Communities publication as the species guide; 
and design and pedestrian attributes as related to the Village Center, major civic and public 
use buildings should be located in or adjacent to the village and neighborhood centers or 
adjacent to the civic green, square or park in the village center. Public space components and 
civic buildings should terminate vistas whenever possible. Public and civic use buildings may 
front on open spaces such as parks and greens.

t) Garage Configuration:

The areas shaded and/or hatched and noted in Exhibit A as Zone 1, Zone 2, and Zone 3 are 
subject to specific garage configuration conditions as follows:

i) Zone 1: The use of rear entry, alley access parking or rear-loading detached or attached 
garages for residential garage parking is required. The homes in Zone 1 must provide 
parking to the rear of the home as indicated in Exhibit A.

ii) Zone 2: Single family attached or detached residential units with front loading garages or 
parking (defined as access from street facing front of the home) are permitted without a 
recessed garage requirement so long as a minimum 25’ length minimum driveway is 
provided extending from back of sidewalk to the front of the garage. Zone 2 includes all 
land shown/illustrated within Exhibit A. 

       
iii) Zone 3: Single family attached or detached residential units with front loading garages or 

parking (defined as access from the street facing front of the home) are permitted 
without a recessed garage requirement so long as a minimum 25’ length minimum 
driveway is provided extending from back of sidewalk to the front of the garage.  Zone 3 
includes all the land as noted (and not illustrated) within Exhibit A to include the 
remaining 481.25 deeded acres to the northwestern side of railroad tracks. 

iv) Single family attached or detached residential units with front loading garages or parking 
(defined as access from the street facing front of the home) shall not be permitted to 
front Prospect Hill Boulevard or Braddock Street.

v. Community Pool and Associated Facilities:

v) Huntfield proffers the design, permitting, and construction of a community swimming 
pool, pool club house with bathroom facilities and associated parking lot in similar layout 
and conformance with the Huntfield Recreation Center preliminary plans (PP-20125). 
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(1) Community Pool shall be a minimum of 4,500+ /sf, inclusive of access steps, 3’ shallow end 
and up to 8’ deep end, and a 800+ /sf Children’s pool. 

(2) Single Story Pool clubhouse (min 2,100/sf) with men’s and women’s restroom, locker room, 
and changing room facilities. 

(3) Parking area consistent with approved preliminary plans. 

(4) Pool and associated land and facilities shall be dedicated to HOA upon completion (defined as 
issuance of Use & Occupancy Permit) and before use by any residents. HOA shall furnish, 
supply, operate, and manage facilities from acceptance of facility without financial assistance
or contribution from Developer or City.

(5) The Pool, Clubhouse and all associated site work shall be complete, dedicated to the HOA, 
and able to be used by all residents within two (2) years of the effective date of this signed 
Proffer Amendment. 

(6) All basketball courts, recreational equipment and green space shall be built out consistent 
with the Huntfield Recreation Center preliminary plans (PP-20125). The construction of the 
basketball courts and recreational equipment shall commence no later than the time the pool 
dedication occurs to the HOA and completed and ready for usage within one (1) year.    

9) ZONING YIELD

a) Approved under the zoning shall be 3,200 residential units of single family detached, single 
family attached, multi-family, and 200,000 to 1,000,000 square feet commercial, retail, and 
office development. If desired, Huntfield may produce a market study identifying the 
potential to increase the total square footage of commercial, retail and office space beyond 
the required minimum of 200,000 square feet. In order to achieve the desired maximum 
commercial development of 1,000,000 square feet, the City acknowledges that Floor Area 
Ratios (FAR’s) of greater than 1 or building heights of 75 feet may be considered by the City 
of Charles Town.

b) Phasing of development or building permits – No phasing of development or building permits 
will be imposed with the exception of Article 10.a as outlined herein. (Subject to availability 
of adequate infrastructure facilities).

10) SEQUENCE OF DEVELOPMENT

a) All lots in Zone 1 as defined herein, shall have homes/residences constructed and fully built 
out prior to any residential construction is permitted to commence in Zone 3 (as defined 
herein). All land within Zone 2 is specifically excluded from this restriction. 
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Charles Town, WV 25414 
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Public Hearing: WV2024-03 - Tri-State Waiver from Sidewalk Requirements
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2. Application.pdf
3. Sketch Plan.pdf
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Waiver Request 

WV2024-03 

Date: For the August 26 2024 Planning Commission meeting 
Applicant: Chris Hill 
Property Owner: First Charles Town Group Inc. 
Report by: James Newman, City Planner, Zoning/Subdivision Administrator. 
Proposal: Waiver request from sidewalk requirements  
Property Location: Willow Springs Road 
Current Zoning: General Commercial 

 
PROJECT OVERVIEW 
Request for a waiver from sidewalk requirements. 
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PROPOSAL 
The applicant proposes to build: 
 
-A multipurpose recreational facility 
-20 apartments 
-5 commercial spaces of 2,300 sq. ft. each 
 
The two parcels that make up the project have road frontage along Willow Springs Drive and 
Maple Tree Drive. Within the approved sketch plans the parcels have shared internal access but 
no sidewalks. Sidewalks are required at preliminary and final plan review unless a waiver is 
approved by the Commission. 
 
REQUIREMENTS 
Section 1333.09, Sidewalk & On-Street Parking Design Standards 
Sidewalk and on-street parking design standards for the City of Charles Town shall be as 
follows: 
 

(A) Sidewalks and on-street parking shall be provided in accordance with the requirements 
specified in Table 1333.09. For in-fill development, provision of on-street parking and 
sidewalks on the opposite side of the road is not required, though sidewalks and 
required off-street parking shall be provided on the subject parcel(s) being developed. 
 

(B) Sidewalks shall be constructed of concrete. The minimum width shall be five (5) feet 
with weakened plane traverse joints at four (4) foot intervals, and no more than forty 
(40) feet between expansion joints. Concrete shall have a minimum depth of four (4) 
inches, and have a minimum PSI of 3,500. 
 

(C) All utility poles, traffic posts, water hydrants, fire hydrants, sign posts and any other 
object positioned with the sidewalk must be separated with a one-half inch expansion 
joint providing a clearance of six (6) inches. 

 
(D) Sidewalks shall be constructed in accordance with Standard Detail SW – 1. 

 
(E) Sidewalks shall not be constructed with a curb as a single integral unit. 

 
(F) Sidewalks and curbs shall be separated by at least six (6) feet. This shall be measured 

from the back of curb to the closest edge of the sidewalk. 
 

(G) Where sidewalks are a part of the Driveway or Access Drive, the sidewalk shall maintain 
grade, with no depression, except where necessary to tie into the entrance. 
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(H) Handicap ramps constructed in accordance with West Virginia DOH Standard Detail 
Book Volume #1, Standard Detail Sheet PVT7, shall be provided at all street 
intersections and sidewalks. 

OTHER CRITERIA 
Section 1333.02, Street Design Standards, Section L When required by the Planning 
Commission, curb, gutter, and sidewalks shall only be installed on the improved side of the 
public right-of-way 
 
Section 1333.23, Parking and Loading Standard, Section G.3  
Pedestrian Walkways. Walkways shall provide a connection to Building entrances from 
sidewalks and areas of concentrated parking (Standard Detail SW-1). 
 
WAIVER REQUIREMENTS 
Subdivision and Land Development Ordinance Section 1331.12.B provides the criteria for 
reviewing a waiver request. There are four criteria: 
 
a. That the design of the project will provide public benefit such as a reduction in City 
maintenance cost, greater open space, parkland consistent with the City parks plan, or 
benefits of a similar nature; 
 
There are no sidewalks along adjacent properties which the applicant could connect to. 
Additionally, the applicant states that the slope of the land is such that building a sidewalk 
along Willow Springs Drive to connect to properties closer to the intersection with Flowing 
Springs Way is a challenge with topography making that area unsuitable to building a sidewalk.  
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Sidewalks should be place internally within the site to allow for ease of and safety for 
pedestrian access, especially if adjacent parcels are developed. While the Americans with 
Disability Act states that 5ft. is the preferred width, 4 ft. is an acceptable minimum.1 
 
b. The waiver, if granted, will not adversely affect the public health, safety or welfare, or the 
rights of adjacent property owners or residents; 
 
The proposed waiver, while reasonable for Willow Springs and Maple Tree due to the lack of an 
existing or proposed network to connect to, is not reasonable within the confines of the proposed 
development. A sidewalk should be placed to allow for safe pedestrian access between the 
residential structure and the open space and tot lot. 
 
c. That the waiver, if granted, will be in keeping with the intent and purpose of this 
Ordinance; and 
The intent of the Ordinance is to provide for the “improvement of the health, safety, comfort, 
morals, and general public welfare of Charles Town citizens.”  
 
Provision of sidewalks within the development enhance pedestrian safety and accessibility, 
both between buildings and to site amenities. 
 
d. That the waiver, if granted, will result in a project of better quality and/or character. 
 
On Maple Tree Drive, a lack of sidewalks is not a hindrance as the only adjacent uses are a car 
wash and a Ruby Tuesday parking lot to the west, and vacant parcels to the east. Those lots to 
the east may be home to future development, though currently there are no site plans for 
development of those vacant/under-utilized parcels. 
 
On the Willow Springs side, there is no established sidewalk on the western/adjacent Ruby 
Tuesday parcel which this site could connect to. As with Maple Tree Drive, lots to the east may 
be home to future development, though currently there are no site plans for development of 
those vacant/under-utilized parcels. 
 
CONCLUSION 
The applicant is requesting a waiver from sidewalk requirements. The Ordinance requires 
sidewalks for on-street frontage within a commercial development and also within residential 
areas with a density greater than 5.51 units per acres. While the applicant’s concerns about 
connecting to parcels to the west are valid (due to issues with topography, nature of the uses, 
and lack of a sidewalk network), internal connections and connections to properties to the east 
should be provided. 
 

 
1 https://www.access-board.gov/prowag/proposed/planning-and-design-for-alterations/chapter5/  
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RECOMMENDATION 

Approval subject to the following conditions:  

1. A minimum 4ft. wide sidewalk shall be constructed from either the proposed vehicle 
entrance on Willow Spring Drive or the one on Maple Tree Drive to the border with 
551/623 Willow Springs Drive, also identified as Tax District 3/Map 15/Parcel 9.13. 
 

2. A minimum 4ft wide sidewalk shall be constructed within the proposed development, 
and shall connect the apartments to the designated tot lot and open space. 
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SITE INFORMATION
1. THIS PLAN WAS PREPARED WITHOUT THE BENEFIT OF A TITLE REPORT AND MAY BE SUBJECT TO RECORDED OR

UNRECORDED RIGHT-OF-WAYS, EASEMENTS, RESTRICTIONS OR EXEMPTIONS NOT SHOWN HEREON.

2. THE CURRENT ZONING OF THE VACANT REAR PROPERTY IS GENERAL COMMERCIAL. THE PROPOSED ZONING IS
NEIGHBORHOOD COMMERCIAL.

3. THE PROPOSED USE OF THE SITE IS TO RENOVATE THE EXISTING VACANT BUILDING INTO AN INDOOR PLAYGROUND AND
BUILD A NEW MULTIPURPOSE COMMERCIAL AND RESIDENTIAL BUILDING WITH COMMERCIAL RENTAL SPACES ON THE
GROUND LEVEL FLOOR AND APARTMENTS ON FLOORS 2 AND 3.

4. EXISTING BUILDING IS CURRENTLY 21' TALL WITH A PLANNED 2ND FLOOR. IT WILL BE INCREASED TO 33'. THE NEW MIXED USE
BUILDING ON THE REAR LOT WILL BE 44' TALL.

5. SOURCE OF BOUNDARY INFORMATION: PLAT FOUND IN PLAT CABINET 20 PAGE 92.

6. THERE ARE NO KNOWN COVENANTS ON THESE PROPERTIES.

7. PROPERTY ADDRESS: 669 WILLOW SPRINGS DRIVE, CHARLES TOWN, WV 25414.

8. WATER UTILITY SERVICES WILL BE PROVIDED BY CTUB.

9. SANITARY SEWER SERVICES WILL BE PROVIDED BY CTUB.

10. CONTOUR DATA AND BOUNDARY INFORMATION WERE GENERATED FROM LIDAR DATA AVAILABLE FROM THE WV GIS
CLEARING HOUSE HOSTED BY WVU.EDU

11. THIS PROPERTY IS LOCATED ON FEMA MAP PANEL 54037C0137E, EFFECTIVE DATE 12/18/2009, AND IS DESIGNATED AS ZONE
"X", AN AREA TO BE DETERMINED TO BE OUTSIDE THE 0.2% CHANCE FLOOD PLAIN.

12. THE SOILS ON THE SITE ARE AS FOLLOWS:
Ub - URBAN LAND
Uu - URBAN LAND - UDORTHENTS
UwC - URBAN LAND-HAGERSTOWN COMPLEX, 0 TO 15 PERCENT SLOPES

13. THERE ARE NO WETLANDS ON THE SITE PER THE US FISH AND WILDLIFE SERVICE NATIONAL WETLANDS INVENTORY.

14. KNOWN EASEMENTS ARE SHOWN HEREON.

15. PROJECT LIMITS ARE NOT WITHIN 500' OF A STREAM.

16. NO RIGHT OF WAYS ARE PROPOSED WITH THIS PROJECT.

17. ALL PROPOSED UTILITY LINES SHALL BE UNDERGROUND.

18. CONTACT WVDOH A MINIMUM OF 24 HOURS PRIOR TO ANY WORK WITHIN THE WVDOH RIGHT OF WAY. (681)-320-2039

19. COORDINATE ALL UTILITY WORK WITHIN THE WVDOH RIGHT OF WAY WITH TOM CALDWELL. (681)-320-2040

20. THERE ARE NO FUTURE EASEMENTS OR RIGHTS OF WAYS TO CONNECT TO ADJOINING PROPERTIES.

ZONING ORDINANCE SUMMARY - GENERAL COMMERCIAL, PAR. 9.27:
1. PROPOSED USE:

EXISTING VACANT BUILDING WILL BE REMODELED INTO AN INDOOR PLAYGROUND FACILITY

2. LANDSCAPING:
· IT WILL BE THE RESPONSIBILITY OF THE PROPERTY OWNER/ DEVELOPER TO REPLACE ANY TREES THAT DIE.

ALL LANDSCAPING SHALL BE MAINTAINED BY THE PROPERTY OWNER/ DEVELOPER.

3. SITE LIGHTING WILL BE PROVIDED.

4. USE REQUIREMENTS: REQUIRED PROVIDED
MINIMUM LOT SIZE: NO REQUIREMENT 63,011 SF

MAXIMUM LOT SIZE: NO REQUIREMENT 63,011 SF

MAXIMUM DENSITY NO REQUIREMENT N/A

MINIMUM LOT WIDTH: NO REQUIREMENT

MAXIMUM STORIES: 5 2

MAXIMUM LOT COVERAGE (COMMERCIAL) 90% (MAX) 63%

BUILDING SETBACKS:

FRONT: 40' (MIN) (EX. BLDG IS GRANDFATHER) 40' 

SIDE: 10' (MIN)  (25' COMMERCIAL) 10'

REAR: 30' (MIN) 30'

5. PARKING TABULATIONS:
· RECREATIONAL COMMUNITY CENTER: 3 SPACES PER 1,000 SF X 12,000 SF = 36 SPACES (INDOOR PLAYGROUND)

TOTAL REQUIRED = 36

TOTAL PROVIDED = 114 SPACES
114 X 4% = 4.56 - 5 HANDICAP SPACES REQUIRED

TOTAL HANDICAP PROVIDED = 6

ALPHA ASSOCIATES, INC.
535 W. KING STREET
MARTINSBURG, WV 25401
PHONE: 304-264-0051
TOLLFREE: 877-264-0051
www.thinkALPHAfirst.com
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TRI-STATE IMPROVEMENTS, LLC
INDOOR PLAYGROUND BUILDING RENOVATION

& NEW MULTI-PURPOSE BUILDING

4/29/2024

1 OF 2

SKETCH PLAN
FOR

TRI-STATE IMPROVEMENTS, LLC

INDOOR PLAYGROUND BUILDING RENOVATION &
NEW MULTI-PURPOSE BUILDING

VICINITY MAP SCALE: 1" = 600'

SITE

ZONING ORDINANCE SUMMARY - NEIGHBORHOOD COMMERCIAL, PAR. 9.26 :

1. PROPOSED USE:
PROPOSED BUILDING WILL BE MULTI-PURPOSE COMMERCIAL AND RESIDENTIAL WITH 5 - 2,300 SF COMMERCIAL
SPACES AT GROUND LEVEL AND 12 RESIDENTIAL APARTMENTS ON FLOORS 2 AND 3.

2. LANDSCAPING:
· IT WILL BE THE RESPONSIBILITY OF THE PROPERTY OWNER/ DEVELOPER TO REPLACE ANY TREES THAT DIE.

ALL LANDSCAPING SHALL BE MAINTAINED BY THE PROPERTY OWNER/ DEVELOPER.

3. SITE LIGHTING WILL BE PROVIDED.

4. USE REQUIREMENTS: REQUIRED PROVIDED
MINIMUM LOT SIZE: 6,000 SF 56,904 SF

MAXIMUM LOT SIZE: 20,000 SF ± 56,904 SF

MAXIMUM DENSITY NO REQUIREMENT N/A

MINIMUM LOT WIDTH: NO REQUIREMENT

MAXIMUM STORIES: 3 3

MAXIMUM LOT COVERAGE (RESIDENTIAL) 80% (MAX) 76%

MAXIMUM LOT COVERAGE (COMMERCIAL) 90% (MAX) 76%

BUILDING SETBACKS

FRONT: 5' (MIN) 5' 

SIDE: 10' (MIN) (20' COMMERCIAL) 20'

REAR: 15' (MIN) 15'

5. PARKING TABULATIONS:
· RESIDENTIAL APARTMENTS: 1.5 SPACES PER UNIT X 20 UNITS = 30 SPACES
· PET SUPPLY STORE: 4.1 SPACES PER 1,000 SF  = 48 SPACES (RETAIL EXAMPLE)

TOTAL REQUIRED = 78

TOTAL PROVIDED = 114 SPACES
114 X 4% = 4.56 - 5 HANDICAP SPACES REQUIRED

TOTAL HANDICAP PROVIDED = 6
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ATTACHMENTS:
1. Staff Report.pdf
2. Application.pdf
3. Narrative.pdf
4. Sketch Plan.pdf
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Zoning Map Amendment 

ZMA2024-03 

Date: For the August 26, 2024 Planning Commission meeting 
Applicant: Mark Roper 
Property Owner: Mark Roper 
Report by: James Newman, City Planner, Zoning/Subdivision Administrator. 
Proposal: Rezoning from Old-Town Residential to Planned Unit Development.  
Property Location: Between W. Academy Street and Ann Street 
Current Zoning: Old Town Residential 
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PROJECT OVERVIEW 
A request to rezone approximately .81 acres/35,290 sq. ft. of land from Old-Town Residential 
to Planned Unit Development. 
 

ZONING MAP 
KEY 
Brown – Old-Town Residential 
Green – Old-Town Mixed-Use Commercial 
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DEVELOPMENT PURPOSE 
The proposed rezoning area is .81 acres. The purpose of the rezoning is to develop the parcels 
into a development with one single family detached dwelling unit and nine townhomes. The 
existing Old Town Residential Zoning permits single-family detached units by-right and 
townhomes via a Special Use Permit. The proposed rezoning would permit both uses by-right. 
 
PLANNED UNIT DEVELOPMENT (PUD) OVERVIEW 
The Planned Unit Development is a unique zoning district. It acts as a separate Zoning District 
overlaid on to the existing underlying “fixed” Zoning District(s). The Uses, requirements, and 
standards approved for the PUD shall take precedence over inconsistent or conflicting 
provisions applicable to the underlying “fixed” Zoning District(s). In the event the PUD is 
abandoned or otherwise terminated, the underlying Zoning District(s) shall 
thereafter apply to the subject land. 
 
The purpose is to encourage and allow more creative and imaginative design of land 
developments than is possible under district zoning regulations. Planned Unit Developments 
are intended to allow substantial flexibility in planning and designing a proposal. This flexibility 
often accrues in the form of relief from compliance with conventional Zoning Ordinance and 
Subdivision and Land Development Ordinance site and design requirements. 
 
Ideally, this flexibility results in a development that is better planned, that contains more 
amenities, and ultimately a development that is more desirable to live in than one produced in 
accordance with typical Zoning Ordinance and subdivision controls. An intrinsic, and often 
neglected, premise upon which the approval of a PUD must be conditioned, is that while 
greater density or more lenient siting requirements may be granted, the PUD should contain 
features not normally required of traditional developments.  
 
The PUD process is also intended to allow Infill Development or development of smaller parcels 
contiguous with existing developed areas of the City, where it may be appropriate to match 
existing Lot and block patterns, Street corridors and other existing conditions. In instances of 
Infill Development, particularly smaller parcels, creative design emphasis shall be placed on 
architectural controls, landscaping and neighborhood compatibility, rather than subdivision 
design or the creation of large Open Spaces or common areas. 
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EXISTING DEVELOPMENT CRITERIA 
Old Town Residential Development zoning requirements: 

 
(1) No Side Yard shall be required adjoining any Lot line that coincides with party-wall in an attached Dwelling or 
other Use. 
(2) Multi-Family: 55 feet, 4 stories 
(3) Width of lot shall be determined by ability to meet setbacks when a principle use is located on the lot. 
(4) Legal Non-conforming Structures that are destroyed in fires and/or natural disaster are permitted to be rebuilt 
in their previous area and bulk configuration. 
(5) In situations where there are not three (3) contiguous properties to either side of the subject property, where 
possible, reviewing the front setbacks in the next block on the same side of the street shall be considered. In 
locations where there are no structures in the contiguous block or if the block pattern change significantly, the 
intent and spirit of the Zoning Ordinance is to maintain consistency and compatibility within the block where the 
structure is to be located. Examining the front setbacks across the street from the subject parcel is a reasonable 
alternative in so much that compatibility within the block is maintained. Discretion in determining the front 
setback to achieve the character and compatibility resides within the duties of the Zoning Administrator. 
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PROPOSED DEVELOPMENT CRITERIA 
Planned Unit Development proposed zoning requirements: 

 
 
 

78



6 
 

CHANGES FROM OTR REQUIREMENTS 
 

 
PUD SPECIFIC OBJECTIVES 
 Through proper planning and design, each PUD should include features which further, and are 
in compliance with, the following objectives: 
 

1. To allow for the design of developments that are architecturally and environmentally 
innovative, and that achieve better utilization of land than is possible through strict 
application of standard zoning and subdivision controls; 

 
No architectural renderings have been provided. The properties are not within the 
Historic District, so there are no specific zoning constraints on design or material 
beyond the setback and height restrictions. 

 
2. To encourage land development that, to the greatest extent possible, preserves natural 

vegetation, respects natural topographic and geologic conditions (including Karst 
geology) and refrains from adversely affective flooding, soil, drainage, and other natural 
ecologic conditions; 

 
The topography of the site has the high ground along W. Academy Street sloping 
down towards Ann Street. No diagrams have been provided showing the detailed 
topography of the site for grading work.  There is no significant vegetation on site 
other than a couple of small trees. The view from West Academy Street can be seen 
on the following page: 
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3. To combine and coordinate architectural styles, Building forms, and structural/visual 
relationships within an environment that allows mixing of different land Uses in an 
innovative and functionally efficient manner; 

 
No architectural renderings have been provided. The nine townhomes will be built 
int two rows: one row of four home and the other with five homes. The minimum 
required is three with a maximum of ten. Townhomes are required to have facades 
which are different from abutting units. 

 
4. To provide for abundant, accessible, and property located public open and recreation 

space, private open and recreation space, schools, and other public and private facilities; 
 

Approximately 5,000 sq. ft. of open space are provided in the form of a playground 
with a playset. Additionally, the applicant will be paying a fee-in-lieu-of in the 
amount of $500 per unit. The applicant states that the open space is to be 
maintained by the residents. 
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5. To promote the efficient Use of land resulting in networks of utilities, Streets and 
other infrastructure features that maximize the allocation of fiscal and natural resources; 

 
The proposed development will result in a density of 8.1 units per acre with an average 
lot size of 2,550 sq. ft. The proposed development includes a 24 ft. wide through-street 
connecting W. Academy Street and Ann Street, with a 5 ft. wide sidewalk to be built on 
one side of the street. The applicant will also build a sidewalk on the south side of W. 
Academy Street to tie into the existing sidewalk infrastructure, completing the sidewalk 
network in that area. The development is a compact and efficient use of limited space to 
provide housing and road infrastructure. 

 
6. To enable land developments to be, to the maximum extent practicable, compatible and 
congruous with adjacent and nearby land developments; 

 
The proposed development is purely residential. Neighboring lots are slightly larger and 
wider than what is proposed. For buffering, the applicant proposed a fence behind the 
townhomes and playground. Each lot will be planted with one street tree; current 
requirements are for one tree every 50 feet. The narrow width of the townhome lots 
will result in more trees than if only the ‘one every 50 ft’ requirement was adhered to. 

 
7. To ensure that development occurs at proper locations, away from environmentally 
sensitive areas, and on land physically suited to construction; 

 
The proposed development is residential infill within an existing residential 
neighborhood. There are no known environmentally sensitive areas impacted by this 
development; an analysis of stormwater runoff will be performed for the preliminary 
plan should the plans proceed. 

 
8. To allow unique and unusual land Uses to be planned for and located in a manner 
that ensures harmony with the surrounding community; and 

 
The proposed uses are either permitted by -right in the OTR zoning district (single-family 
detached housing) or permitted via Special Use Permit (townhomes). 

 
9. To create a method for the permanent preservation of Historic Structures and/or 
Landmarks. 

 
While located just outside of the City’s Historic District, the parcels are located within 
the National Register Old Charles Town Historic District. The parcels subject to the 
rezoning request are vacant and construction of the proposed development will not 
impact adjacent historical structures. 

81



9 
 

PUD SPECIFIC QUALIFICATIONS 
1. A Planned Unit Development may be developed in any Zoning District if it: 
 

a. Is within the City’s Old Town Districts, no minimum lot size shall apply, and at least twenty 
(20) acres in size for undeveloped tracts located outside the City’s Old Town Districts 

 
This criterion is met, the property is zoned Old Town Residential. 

 
b. Contains more than two (2) detached Buildings accommodating principal Uses; No 
minimum number of detached Buildings apply in the City’s Old Town Districts; 

 
This criterion is met, there is one detached single family home and two rows of 
townhomes. 

 
c. Is initially under the same ownership or control;  
 

Applicant appears to propose a Home Owners Association, which would 
maintain the common open area. 

 
d. Is of a character that is compatible with, and contains such Uses that are needed in, the 
area of the proposed project. A market analysis substantiating the need for such Uses is 
encouraged. 

 
No market analysis has been provided. The proposed development provides nine 
additional dwelling units within an existing urban neighborhood, and is a prime 
example of infill development. 

 
2. Upon approval, a PUD acts as a separate Zoning District overlaid on to the existing 

underlying “fixed” Zoning District(s). The boundaries of the PUD shall be as specified in 
the approval. The Uses, requirements, and standards approved for the PUD shall take 
precedence over inconsistent or conflicting provisions applicable to the underlying 
“fixed” Zoning District(s). In the event the PUD is abandoned or otherwise terminated, 
the underlying Zoning District(s) shall thereafter apply to the subject land. 

 
Applicant acknowledges that. 

 
3. Uses permitted in a PUD may be any compatible residential, Commercial, or public Use 

or combination of Uses. 
 

The proposed townhome and single family units are compatible with the existing 
residential uses. 
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4. Flexibility to suspend requirements imposed elsewhere is not conferred upon the PUD 
applicant as a matter of right but is in all cases subject to a finding by the Planning Commission 
that the objectives of these provisions will be served thereby. 
 

The rezoning and sketch/preliminary plan process provide for public input and City 
review. 

 
PUD REQUIREMENTS 
1. Minimum Tract Size: 

a. Within Old Town Districts: No minimum lot size. 
  

This criterion is met. 
 

4. Maximum Residential Density: 25 units per acre calculated on the Net Buildable Land 
Area; however, no Maximum Density applies to the Old Town Residential Districts. 
 

This criterion is met, the property is zoned Old Town Residential. 
 

5. Density Calculation: The density of a PUD shall be calculated from the Net Buildable Land 
Area; however, no Maximum Density applies to the Old Town Residential Districts. 

 
This criterion is met, the property is zoned Old Town Residential. 

 
6. Required Common Open Space: A minimum of twenty percent (20%) of the total usable 

land in residential Use in each phase shall be set aside for permanent common Open 
Space as defined herein. 
 

This criterion is not met, per the applicant approximately 19% of the site is open 
space. 

 
7. Quality of Design: To be granted the flexibility permitted hereunder, a Planned Unit 

Development must evidence a level of design and amenity exceeding that typical of 
conventional development. Among the features that may evidence such amenity are: 

a. Amount and quality of landscaping; 
Applicant proposed more street trees than required. Landscaping not shown 
on sketch plan. 
 

b. Amount, quality, and interconnectedness of common Open Space; 
Open space will have active uses (children’s playground) 
 

83



11 
 

c. Provision of pedestrian or bicycle paths separated from Streets; 
Sidewalk to be installed on one side of the proposed street, and sidewalk network along 
Academy to be completed. 

 
d. Preservation of drainage ways and other natural features; 

No natural drainageways shown on sketch plan. 
 

e. Provision of common recreational facilities; 
A common area is provided (playground). 

 
f. Enclosed, underground, depressed, or outstandingly landscaped parking areas; 

There will be 4 off-street parking spaces adjacent to the open space. Each dwelling unit 
will have a driveway and garage. No landscaping is shown on the plans. 

 
g. Varied Building Setbacks or other measures to reduce monotony in design; 

The townhomes meet the requirements for being offset from each other. The proposed 
side yard setbacks on some townhome units are less than the OTR 10 ft. minimum, 
hence the PUD request. 

 
h. Other features as determined by the Planning Commission or City Council. 

 
Covenants 
Where individual parcels are to be later sold, adequate provision has been made in the form of 
deed restrictions, a declaration of common interest community, covenants, conditions, and 
restrictions, or the like for:  
 

1. The preservation and maintenance of any Open Spaces, thoroughfares, utilities, water 
retention or detention areas, and other common elements not to be dedicated to the 
City or another public body;  
 

The applicant should create an HOA to maintain the open space and off-street 
parking. 

 
2.  Such control of the Use and exterior design of individual Structures, if any, as is 

necessary for continuing conformance to the PUD Plan, such provision to be binding on 
all future ownership and compliant with Chapter 36B of the West Virginia Code; 
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ADDITIONAL CHANGES 
The applicant is making the following changes to the townhome requirements of the 
Subdivision Ordinance: 
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REZONING GENERAL CRITERIA 
City Council must find either that: 
 

1. The amendment is consistent with the City’s Comprehensive Plan, 
 
The Comprehensive Plan describes this area as being for Old Town Residential. The 
purpose of the Old Town Residential land use in the 2040 Comprehensive Plan is:  
 
Properties with this future land use classification are located in the City’s historic Old 
Town and are within close walking distance of the Downtown. The primary function of 
the Old Town Residential future land use is to recognize and preserve the existing older 
residential neighborhoods within the City that are characterized as having smaller lots, 
smaller setbacks, traditional grid street pattern and access by street or alley.  
 
The preservation of the Old Town residential neighborhoods are vital to promoting 
interaction among activities located within the entire Old Town District that includes the 
Old Town Mixed Use Commercial area. The purpose of such interaction is to further 
enhance business vitality, reduce vehicular traffic, increase access to and the use of  
transit services. 
 
Also, it can provide employment opportunities for residents close to home, ensure the 
compatibility among and between residential and Downtown Commercial Uses, and 
ensure the appearance and effects of buildings and uses are harmonious with the 
traditional neighborhood character of the area. 
 
The proposed use of the property and the proposed rezoning are in conformance with 
the Comprehensive Plan, which calls for residential development on reduced lots with 
compact setbacks. 
 

2. Or that the amendment is not consistent with the Comprehensive Plan but that there 
have been major changes of an economic, physical, or social nature within the area 
involved that were not anticipated when the Comprehensive Plan was adopted and 
that such major changes have substantially altered the basic characteristics of the area. 
 
The proposed rezoning amendment is in conformance with the Comprehensive Plan. 
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CONCLUSION 
Applicant proposes to rezone .81 acres of land into a Planned Unit Development with an 
underlying zoning of Old Town Residential. The purpose is to build one detached home and 
nine townhomes, as well as road and open space. The proposed development is purely 
residential and located within an existing residential neighborhood. The Comprehensive Plan 
Future Land Use Map supports the development of the site as housing. 

The following standards would be exceeded under the proposed rezoning: 

-Street tree requirements (1 per 50 ft required resulting in 8 trees. Applicant would have at a 
minimum 10) 

-Sidewalk requirements (applicant is only required to provide sidewalk along the road frontage 
affected, but will build an additional 50 feet of sidewalk to the east of the proposed road 
entrance along W. Academy and an additional 42 feet of sidewalk to the west of the proposed 
road entrance along W. Academy.) 

The following standards would not be met under the proposed rezoning: 

-Open space: 20% minimum required, only 19% provided. 

-Street design: 50 ft. right of way required, 29 ft. wide ROW is provided. However, travel lanes 
are only required to be 10 ft. wide but applicant is proposed 12 ft. wide lanes, plus a 5 ft. wide 
sidewalk. 

Additional details required: 

-Clarify status of HOA. 

-Provision of architectural renderings. 

-Landscaping details. 

-Overall, more details must be provided showing creative design of the units/development as a 
whole. 

RECOMMENDATION 

Table action to allow the applicant to revise their plans. 
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GENERAL LOCATION

ANN STREET LOTS
SKETCH PLAN

Site
MAJOR SLD 2023-TBD

NOT TO SCALE

CHARLES TOWN CORP. DISTRICT (3) - MAP 4 - PARCELS 101, 105 & 106

Date

Plan Revisions
Comment

CITY OF CHARLES TOWN, WEST VIRGINIA
ZONED OLD TOWN RESIDENTIAL (OT-R)

"This Sketch Plan was approved by the City of Charles Town, on
the ___________ day of ___________ , 20___________ ,
subject to any conditions specified hereon.

AGENCY

STATE & LOCAL PERMITS
PERMIT #/APPROVAL DATE

This plan is vested and valid for one (1) year with the possibility
of a one (1) year extension per Section 1332.03(C)(2)(F)(5) of
the City of Charles Town Subdivision and Land development
Ordinance.

All expenses incurred with respect to improvements for all utility
services, paving, grading, landscaping, curbs, gutters, sidewalks,
road lighting, road signs, flood protection devices, drainage
structures and all other improvements that may be required shall
be the responsibility of the subdivider and not the City.

Secretary of the Planning Commision

CALL "MISS UTILITY"
MISS UTILITY OF WEST VIRGINIA (MUWV) AT 811 OR 1-800-245-4848, 48 HOURS PRIOR TO THE

START OF WORK. EXCAVATORS MUST NOTIFY ALL PUBLIC UTILITY OPERATORS WHO MAINTAIN
UNDERGROUND UTILITY LINES IN THE AREA OF PROPOSED EXCAVATING OR BLASTING AND

HAVE THOSE FACILITIES LOCATED BY THE UTILITY COMPANIES PRIOR TO COMMENCING
EXCAVATION. THE EXCAVATOR IS RESPONSIBLE FOR COMPLIANCE WITH ALL COUNTY

REQUIREMENTS, WEST VIRGINIA CODE AND REGULATIONS.

Date

"The developer, in signing this plat/plan, agrees to abide by all
conditions, terms and specifications provided heron; and to
complete all the improvements required by the Preliminary Plat and
Plan or site plan."

UTILITY NOTICE (AS NEEDED)
Contractors shall notify all public utility operators who maintain underground utility lines in the area of
proposed excavating or blasting at least two (2) working days, but not more than ten (10) working days, prior
to commencement of excavation or demolition. Names and telephone numbers of the operators of
underground utility lines appear below. These numbers shall also be used to serve in an emergency
condition.

Water: Charles Town Utility Board
832 S. George Street
Charles Town, WV 25414
(304) 725-2316

Sewer: Charles Town Utility Board
832 S. George Street
Charles Town, WV 25414
(304) 725-2316

Power: Potomac Edison
P.O.Box 3615
Akron, OH 44309
(800) 686-0011

Phone: Frontier Communications
1108 N. Mildred Street
Ranson, WV 25438
(304) 728-8500

Soil Conservation: Eastern Panhandle Conservation District
151 Aikens Center, Suite 2
Martinsburg, WV 25404
(304) 263-4376

APPLICANT/OWNER
MARK ROPER CONSTRUCTION, LLC

418 SOUTH SAMUEL STREET
CHARLES TOWN, WEST VIRGINIA 25414

(304) 724-8877

VICINITY MAP
SCALE: 1" =100'

DEVELOPER
"The Engineer and/or Surveyor, in signing this plat/plan, attests to
the best of his or her knowledge, is plan is complete and accurate."

Chris Lemon Date
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CIVIL ENGINEER:
IMEG

4601 FORBES BLVD #140
LANHAM, MD 20706

CONTACT: SYLKE KNUPPEL, PE
PHONE: 240-296-1568

EMAIL: SYLKE.S.KNUPPEL@IMEGCORP.COM
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GENERAL NOTES

1. Methods and materials used in the construction of the improvements herein shall conform to current Jefferson County
Construction Standards and Specifications and/or current WVDOH Standards and Specifications.

2. The Engineer shall not have control over or charge of and shall not be responsible for construction means, methods,
techniques, sequences or procedures nor for safety precautions and programs in connection with work shown on these plans.
The Engineer is not responsible for the contractor's schedules or failure to carry out the work. The Engineer is not responsible
for acts or omissions of the contractor, subcontractor, or their agents or employees, or any other person performing portions of
the work.

3. The Contractor, Owner or Developer shall be responsible for securing any third party inspection/testing service to insure
construction compliance with these plans and specifications. It is Christopher Consultants recommendation that a third party
inspection/testing service be employed to ensure that project is completed and materials installed meet the details and
specifications in these plans.

4. The location of existing utilities shown in these plans are taken from existing records and available asbuilt data. It shall be the
contractors responsibility to verify the exact horizontal and vertical location of all existing utilities as needed prior to
construction. The contractor shall be responsible for the digging of all test holes that may be required, whether recommended
or not by these plans, to determine the exact location and elevation of existing utilities. If any conflicts arising from this existing
utility verification or if during the course of construction, any object of an unusual nature is encountered, the contractor shall
cease work in that area and immediately notify Christopher Consultants at (240) 296-1574 and/or the proper authority.
Christopher Consultants any engineer associated with these plans shall not be responsible or liable for any construction cost
that may be associated with the installation or reinstallation any utility or other improvements if not notified of any
discrepancies between actual field conditions and the approved plan.

5. The approval of these plans in no way relieve the developer, the contractor, or their agents of any legal responsibility which
may be required by the code of West Virginia or any other ordinance enacted by Jefferson County nor does it guarantee the
issuance of any required permit by Jefferson County, WVDOH or any other Agency.

6. An approved set of plans and all applicable permits must be available at the construction site at all times during construction.
A representative of the developer must be available at all times.

7. The contractor shall provide adequate means of cleaning mud from trucks and/or other equipment prior to entering public
streets, and it is the contractors responsibility to clean streets, allay dust, and to take whatever measures are necessary to
insure that public streets are maintained in a clean, mud and dust free condition at all times.

8. The developer will be responsible for any damage to the existing streets and utilities which occurs as a result of his
construction project within or contiguous to the existing right-of-way.

9. Warning signs, markers, barricades or flagmen should be in accordance with the State and Federal Manual on Uniform Traffic
Control Devices (MUTCD).

10. All unsuitable material shall be removed from the construction limits of the site plan before placing embankment.

11. All pavement sections shown on these approved plans are based on a minimum CBR value of 6 and are for preliminary
design only. Final pavement design shall be based upon actual field tested CBR values. The Contractor or Developer shall be
responsible for field tests per WVDOH standards to obtain actual CBR values for final design. Final pavement designs will be
approved by WVDOH and/or the Owner/Developer, which ever applicable, prior to installation.

12. All springs shall be capped and piped to the nearest storm sewer manholes or curb inlet. The pipe shall be minimum 6"
diameter.

13. When grading is proposed within easements of utilities, letters of permission from all involved companies must be provided to
Jefferson County & Charles Town Utility Board (CTUB) prior to issuance of grading and/or site development permits.

14. a. Notification shall be given to the Charles Town Utility Board two weeks prior to construction so they can arrange to have a
project representative during construction. The District would like to be in the pre-construction project meetings with the
contractor.

b. Notification shall be given to the Charles Town Utility Board prior to construction of water lines. Information should also be
obtained from the appropriate authority concerning permits, cut sheets, and connections to existing lines.

WV16.

15. The Developer and/or Contractor shall be responsible to supply all utility companies with copies of the approved plans and
advise them that all grading shall conform to the approved plans, and further that the utility companies shall be responsible for
honoring these plans and the finished grades in the installation of their utility lines.

WV17.

16. All utilities to be located underground.

17. Contractors shall notify operators who maintain underground utility lines in the area of proposed excavating or blasting at
least two (2) working days, but not more than ten (10) working days, prior to commencement of excavation or demolition.

18. The developer will be responsible for the relocation of any utilities which is required as a result of his project. The relocation
should be done prior to construction.

19. All parking lot/street light and dry utility design shall be performed and provided separately by others. All dry utility and or
lighting information shown hereon is as specified by others and is included for informational purposes only, as directed by the
Owner, Developer and/or public agency requirements. Christopher Consultants has not performed the lighting and/or dry utility
design and does not warrant and is not responsible for the degree and/or adequacy of illumination on this project or the
adequacy of the dry utility to service the site.

20. All sanitary sewers, water mains and appurtenances shall be constructed in accordance with the current standards and
specifications of the Charles Town Utility Board.

21. All stormwater piping and structures shown on these plans are only accurate to the inlet or manhole locations as shown
hereon. Detail design of stormwater structures were not provided to Christopher Consultants. Actual pipe alignments will be
based upon developed structural shop drawings as provided by the manufacturer. Contractor shall make adjustments to pipe
alignments base on provided shop drawings. Christopher Consultants will not be held responsible or liable for any
discrepancies or changes caused by the structural design. Contractor may submit shop drawings to Christopher Consultants
for review and approval at contractor's expense. Shop drawings will be reviewed for compliance with design plans. The
Owner or Developer will be responsible for any redesign as a result of structural shop drawing design.

22. Controlled fills shall be compacted to 95% of maximum density as determined by method "A" per standard proctor
AASHTO-T99, ASTM-D698, or VTM-1 as applicable. Density shall be certified by a registered professional engineer and
results submitted to Jefferson County, prior to pavement construction. If a geotechnical report has been prepared, it should
supersede the requirements in this note.

23. Refer to Geotechnical Engineer for methods, materials and details for construction of all earthwork activities.

24. Any retaining wall 2 ft. or greater in height shall require the issuance of a separate building permit.

25. Construction debris shall be containerized. No less than one litter receptacle shall be provided at the construction site.

26. Christopher Consultants, Ltd. (CCL) issued this plan set based on project criteria dictated by the client and municipal codes.
This plan set is not considered complete or appropriate for construction until ALL necessary agencies have given approval
AND this plan set is signed and sealed by a licensed professional. Any work, planning, scheduling, material purchases
and/or construction prior to approvals and licensed/professional sealing will be performed at the risk of the personnel
authorizing work. GE shall be held harmless from any costs, time delay and/or material changes incurred on work started
before this plan set receives approvals and seals.

27. There is no 100-yr floodplain associated with the property according to the FEMA flood map Community-Panel
#54037C0139E, Effective Date 12/18/2009.

28. No known wetlands have been identified on the subject property.

WV15.

WV14.

WV13.

WV12.

WV11.

WV10.

WV9.

WV1. All work, construction methods and materials shall conform with the West Virginia Division of Highways
"STANDARD SPECIFICATIONS ROADS AND BRIDGES Adopted January 1, 2017" and Supplemental
Specifications dated January 1, 2018. All work on this project shall also conform with The Soil Conservation
Service Erosion and Sediment Control Regulations and any other state, federal, or local regulations
applicable. In the event of conflict between any of these standards, specifications, or plans, the most
stringent shall govern.

WV3.

WV2.

WV6.

WV5.

WV4.

All construction shall comply with the latest U.S. Department of Labor Occupational
Safety & Health Administration.

When working on WVDOH right-of-way, all traffic control, whether permanent or temporary, shall be in
accordance with "Manual on Temporary Traffic Control for Streets and highways" 2006 Edition as
published by WVDOH.

Prior to initiation of work, Contractor shall be responsible for acquiring all necessary WVDOH

Design features relating to construction or to regulation, control and safety of traffic may

land use permits for any work on WVDOH right-of-way.

be subject to change as deemed necessary by WVDOH.

contractor, various County agencies, utility companies and WVDOH prior to initiation of work.
arranged and held by the engineer and/or developer with the attendance of the
If required by the local WVDOH Residency Office, a preconstruction conference must be

WV7.
any undetermined length of time. WVDOH will also require 48 hours notice for any
Contractor shall notify the local WVDOH Residency Office when work is to begin or cease for

inspection. Please contact the Burlington, WV field office at 304-289-3521.

WV8.

Furthermore, access to other properties affected by this project shall be maintained
in accordance with the Soil Conservation Service Erosion & Sediment Control Handbook.
adjacent public roadway through construction and maintenance of a construction entrance
The Contractor will be responsible for maintaining adequate access to the project from the

through construction.

Contractor shall ensure adequate drainage is achieved and maintained on the site during
and at the end of construction.

minimum 36" cover and, when possible, to be installed under roadway drainage facilities.
All water and sewer lines within existing or proposed WVDOH right-of-way are to have

vicinity until an adequate design can be determined by the engineer and approved by WVDOH.
immediately brought to the attention of the engineer and WVDOH. Work shall cease in that
Any unusual subsurface conditions encountered during the course of construction shall be

All undercut areas and borrow material shall be inspected and approved by WVDOH Inspector
prior to placement of fill.

Road and Bridge Specifications. A copy of all tests shall be submitted to WVDOH prior to
performed by a qualified independent agency shall be conducted as required in the WVDOH
of any dedicated street right-of-way. At the direction of WVDOH Inspector density tests
AASHTO T-99 Method A, within plus or minus 2% of optimum moisture for the full width
be compacted in 6" lifts to 98% of theoretical maximum density as determined by
All roadway fill, base, subsurface material and backfill of utility/storm sewer trenches shall

final WVDOH approval.

WVDOH Standard CD and UD underdrains shall be installed where indicated on these plans
and further where determined necessary by WVDOH Inspector.

shall meet WVDOH minimum design standards and is the developer's responsibility.
The installation of any entrances and mailboxes within any dedicated street right-of-way

acceptance of work. Unit and total prices may be obscured.
any dedicated street right-of-way must be provided to the WVDOH Inspector prior to
If required by the local WVDOH Residency Office, copies of all invoices for materials within

Prior to acceptance by WVDOH of any streets, any required street signage and/or pavement
markings must be installed by the developer.

WVDOH Notes

28. Other developments are actively seeking approval of the waiver for the electric meter location.
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PROPOSED BUILDING OUTLINE

PROPOSED PROPERTY LINE

PROPOSED PROPERTY SETBACK

PROPOSED EASEMENT

PROPOSED RIGHT-OF-WAY BOUNDARY

PROPOSED CURB & GUTTER

EX. FIRE HYDRANT

EX. UTILITY POLE

EX. GUY WIRE

EX. LIGHT POLE

EX. STORM DRAIN MANHOLE

EX. INDEX CONTOUR MAJOR

EX. INT. CONTOUR MINOR

EX. BUILDING OUTLINE

260
258

EX. PROPERTY LINE

EX. ADJACENT PROPERTY LINE

EX. FENCE

EX. ROAD CENTERLINE

EX. CURB AND GUTTER

EX. OVERHEAD ELECTRIC

EX. FLOODPLAIN EASEMENT

EX. ACCESS EASEMENT

EX. SIDEWALK

DEVELOPMENT STANDARD TABLE

PROJECT NARRATIVE LEGEND
The project is Charles Town Lots Subdivision, Parcel 101, 102, 105 and 106, and consists of 6 Townhouses
and 2 Single-Family Residential lots. The acreage to be developed is approximately 0.81 acres at W Academy
Street between S Lawrence Street and S Charles Street  in the City of Charles Town. Each townhouse unit is
three (3) stories, with a minimum 2,000 SF lot. Each single family house is three (3) stories, with a minimum of
10,000 SF. The current zone of the site is Old Town Residential (OT-R), which permits residential townhome
and single-family uses. The Sketch Plan application is submitted utilizing Planned Unit Development (PUD)
zoning Section 1322.15 with Development Standards as outlined below.

PROPOSED WATER

PROPOSED SEWER

PROPOSED SEWER MANHOLE

PROPOSED WATER VALVE

SHEET No.

SHEET TITLE:

PROJECT No.:
DRAWING No.:
DATE:

DESIGN:
DRAWN:
CHECKED:

M
A

R
K

D
A

TE
D

E
S

C
R

IP
TI

O
N

1 2 3 4 5 6

B

A

C

D

en
gi

ne
er

in
g 
Ÿ 

su
rv

ey
in

g 
Ÿ 

la
nd

 p
la

nn
in

g

SCALE:

P:
\P

ro
je

ct
s\

22
09

9\
00

20
0\

11
21

59
 SK

ET
CH

 P
LA

N\
SK

 1
-4

 SK
ET

CH
 P

LA
N.

dw
g

, 7
/1

/2
02

4 
10

:1
5:

47
 A

M
, M

at
th

ew
 P

oh
lh

au
s

,

40
35

 R
id

ge
 T

op
 R

d,
 S

ui
te

 6
01

Fa
irf

ax
, V

A
  2

20
30

   
  P

 7
03

.2
73

.6
82

0

S
K

E
TC

H
 P

LA
N

A
N

N
 S

TR
E

E
T 

LO
TS

M
A

P
 4

 P
A

R
C

E
L 

10
1,

 1
05

 &
 1

06

C
IT

Y
 O

F 
C

H
A

R
LE

S
 T

O
W

N
, W

E
S

T 
V

IR
G

IN
IA

22099.002.00
112159

07/01/2024

AHF
AHF

SSK

NOTES AND
LEGEND

SK-3

AS SHOWN

100

AutoCAD SHX Text
TRANSITION

AutoCAD SHX Text
REVERSE

AutoCAD SHX Text
S



W. ACADEMY STREET

S. LAW
RENCE STREET

ANN STREET

S. CHARLES STREET

LOT 24
CTC M

4 P110
ROBERTS

W
.B. Q PG. 236

LOTS 22, 23
CTC M

4 P109
OLIVER

D.B. 969 PG. 455

LOT 25
CTC M

4 P111
ROPER

D.B. 1278 PG. 698

LOT 26
CTC M

4 P112
NICHOLS

D.B. 1283 PG. 594

LOT 27
CTC M

4 P113
ROPER

D.B. 807 PG. 312

LOT 28
CTC M

4 P114
ROPER

D.B. 848 PG. 332

LOT 29
CTC M

4 P115
OELSCHLAEGER
D.B. 1263 PG. 599

LOT 30
CTC M

4 P116
CLARK

D.B. 1280 PG. 61
LOT 3

CTC M
5 P10.5

BOW
M

AN
D.B. 1052 PG. 417

LOT 2
CTC M

5 P10.4
HILL

D.B. 1051 PG. 706

LOT 1
CTC M

5 P10.3
COX

D.B. 1270 PG. 81

CTC M
4 P103

ROPER
D.B. 467 PG. 353

CTC M
4 P102

ROPER
D.B. 1278 PG. 698

CTC M
4 P99

CORBETT
D.B. 1278 PG. 706

CTC M
4 P98

SHIVELY FAM
ILY

PROPERTIES LLC
D.B. 1279 PG. 114

CTC M
4 P97

CURRY
D.B. 1234 PG. 601

CTC M
4 P96

ROPER
D.B. 1029 PG. 162

LOT 12
CTC M

4 P95
CASTELLANOS

D.B. 1159 PG. 1210

LOT 11
CTC M

4 P94
EPISCOPAL
RECTORY

D.B. 77 PG. 169

LOT 10
CTC M

4 P93
EPISCOPAL

CHURCH
D.B. 77 PG. 169

LOT 9
CTC M

4 P92
DUOBERT

D.B. 1073 PG. 697

LOT 8
CTC M

4 P91
CHAPM

AN RENTAL
PROPERTIES LLC
D.B. 1118 PG. 429

PT LOTS 18-21
CTC M

4 P107
BORJA

D.B. 1274 PG. 378

PT LOTS 19-21
CTC M

4 P106.1
M

ATZEK
D.B. 1273 PG. 3580
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