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June 23, 2023 
 
 
Jefferson County 
Office of Planning and Zoning  
116 E. Washington Street, 2nd Floor 
Charlestown, WV 25414 

 
 

Re:  Harvest Hills Subdivision, Phase II - Arcadia Land, Inc. 
Zoning Map Amendment Request  
(R) Rural to (RG) Residential Growth  

 

Dear Commissioners: 
 
This report has been prepared on behalf of Arcadia Land, Inc. for the formal request of a Zoning Map 
Amendment (rezoning) regarding the subject parcels owned by Arcadia Land, Inc. and identified as 
District 9, Tax Map 24, Parcel(s) 12 & 13. The subject parcels are located at the terminus of Kephart 
Drive, off Flowing Springs Road (Rt. 17), approximately 0.5 miles north of the intersection of 
Shenandoah Junction Road (Rt. 20) and Flowing Springs Road (Rt. 17). A boundary survey was 
conducted by Greenway Engineering, Inc. that determined Parcel 12 & 13’s acreages to be 94.63 acres 
and 257.62 acres respectively, for a total of 352.25 acres. This acreage is to be utilized for Phase II of the 
Harvest Hills Subdivision. Greenway is currently preparing a Merger Plat of the two parcels. 
 
Currently, the subject parcels are both zoned Rural (R). The Owner proposes to rezone the entire 
352.25± acres (94.63 & 257.62) to Residential Growth (RG), to allow for the highest and best use of the 
parcels as Phase II of the Harvest Hills Subdivision. 
 
The following analysis has been organized into two (2) sections: (1) Project Summary, and (2) Substantiation 
for the Request. Supplemental documentation including a concept plan, survey plat, deeds, and select 
preferred growth area maps are also included to provide the Planning Commission with full and complete 
information for their consideration. 
 
The applicant has made every effort to comply with the ordinances of Jefferson County, and to submit 
the most thorough application possible, with the hope that staff and the Jefferson County Planning 
Commission will look favorably on this application. Thank you for your consideration of this matter. 
Please review this information and contact me if you have any questions or need additional information 
regarding this matter.   
 
Sincerely, 
 
 
 
Brooke Perry 
Planning Manager, WV 
Greenway Engineering, Inc. 
bperry@greenwayeng.com 
(304)620-5111 x103 
304-620-5546 
 

mailto:bperry@greenwayeng.com
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I. PROJECT SUMMARY  

 
Phase II of the Harvest Hills Subdivision is being developed to provide lot sizes more attuned to current 
market demands, with a wider variety of residential products. This will include single family lots of several 
different sizes, attached and detached Villas, and Townhomes. In addition to proposing a wide range of 
products, the developer is proposing to provide multiple recreational spaces to serve Phase II as well as 
the existing residents, and improve the overall quality of life for all residents of Harvest Hills Subdivision. 
Additional Park Area of 21.8174 acres was dedicated to Jefferson County during Phase I of Harvest Hills 
Subdivision. 
 
 

II. SUBSTANTIATION FOR THE REQUEST 
 
Describe your proposed use/project and describe why this Zoning Map Amendment is 
necessary for the proposed use (and/or project) described. 
 
The subject parcels are located at the terminus of Kephart Drive, off Flowing Springs Road (Rt. 17), 
approximately 0.5 miles north of the intersection of Shenandoah Junction Road (Rt. 20) and Flowing 
Springs Road (Rt. 17). The parcels are shown as future “Low Density Residential” on the Future Land 
Use Guide. The current zoning of Rural (R) permits agricultural and rural cluster density residential land 
uses. The rezoning to Residential Growth (RG) would allow for a variety of residential land uses such as 
single family (SFD), townhouses (SFA), and/or two family dwellings (SFA/Duplex). This rezoning 
request is consistent with the intent of the Envision Jefferson 2035 Comprehensive Plan. 
 
 
Describe how this Zoning Map Amendment will be consistent with the objectives and policies of 
the Comprehensive Plan. 
 
Preferred Growth Areas - (Page 23, Envision Jefferson 2035 Comprehensive Plan) 
 
PGA (f) - Shenandoah Junction PGA/School Based Growth Area of the Section listed above states, 
“Considerable input was received as to the desirability of siting schools in locations that are walkable and/or bikeable to the 
neighborhoods that the school serves. This PGA allows the development of such walkable neighborhoods around schools that 
currently exist. Planning growth around existing schools decreases bus and vehicular traffic and allows for connectivity 
including walking and biking trails. The recommended land uses in this area include Medium Density Residential around 
the schools which should be in a pattern and scale compatible with the village of Shenandoah Junction, transitioning to Low 
Density Residential abutting the Rural/Agricultural land uses.”. A map of the Shenandoah Junction 
PGA/School Based Growth Area is attached to this application for reference. 
 
Section I of Harvest Hills Subdivision adjoins the Shenandoah Junction/Schools Preferred Growth Area 
boundary at its frontage, along Flowing Springs Road (Rt. 17). 
 
PGA (g) - Residential Preferred Growth Area of the Section listed above states, “Based on comments received 
during the Envision Jefferson 2035 public input process, it was determined that it is important to denote the areas where a 
concentration of existing or approved residential development currently exists but may be not be fully developed and is outside 
of the Urban Growth Boundary (UGB). One such residential area exists that consists of properties currently zoned for 
Residential Growth (RG) or which have a vested development right to develop at a low density or medium density residential 
rate. This core residential area, bounded by Old Country Club Road, Flowing Springs Road, Job Corps Road, 
Shepherdstown Pike (WV 230) to the railroad tracks, is depicted by a Preferred Growth Area boundary, but is 
compromised only of future large lot, low density, and medium density residential uses. It is anticipated that this will be a 
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primarily detached single family suburban housing area.”. A map of the Residential PGA is attached to this 
application for reference. 
 
The subject parcels are both located just north of the Residential Preferred Growth Area boundary.  
 
The Section goes on to state, “Outside of this residential PGA, other properties zoned RG or with vested residential 
rights based on a subdivision approval are also shown on the Future Land Use Guide as future low or medium density 
residential (depending on the scale of development as part of an individual project) to reflect the future build out of various 
neighborhoods.”. 
 
The Harvest Hill Subdivision is one of the properties referenced above “with vested residential rights based on 
a subdivision approval”. 
 
 
Future Land Use Guide - (Pages 26 & 235, Envision Jefferson 2035 Comprehensive Plan) 
 
The parcels that are part of this Zoning Map Amendment request are shown on the Future Land Use 
Guide as Future “Low Density Residential”. Appendix G of the Comprehensive Plan provides a detailed 
explanation of the Land Use Map Classifications utilized on the Existing Land Use Map and Future Land 
Use Guide, which are intended to provide guidance to the Planning and County Commissions when 
considering owner-initiated zoning map amendments (rezoning requests). It further notes that while 
some of the land use classifications may require new zoning categories, the land uses were not intended 
to be a comprehensive list of possible zoning districts.  
 
Appendix G - Land Use Map Classifications of the Envision Jefferson 2035 Comprehensive Plan states that the 
“Low Density Residential” land use category is a land use category which anticipates “land occupied by a 
single family residential development, with a density of one unit per acre to 2.99 units per acre. Lots in this category may be 
served by either onsite well and septic systems or a public water and sewer system as the number of units per acre increases”. 
As the current Jefferson County Zoning Ordinance does not include a variety of zoning categories which 
anticipate certain residential densities, Residential Growth (RG) is a category that would permit Low 
Density Residential land uses. 
 
Under the previous Zoning Ordinance, the subject parcels, as well as multiple properties to the south, 
received approval for Conditional Use Permits (CUPs) that allowed the development of these properties 
at suburban residential subdivision densities. Market conditions at the time were no longer conducive to 
Harvest Hills Subdivision moving forward with the Phase II design under the approved CUP. After the 
adoption of the 2035 Plan, the County Commission approved a text amendment eliminating the use of 
the Land Evaluation Site Assessment (LESA) system and modifying the CUP process so that it could not 
be used for future residential development projects in the Rural Zoning District.  
 
The 2035 Plan was the first Jefferson County Comprehensive Plan to include a Future Land Use Guide, 
which is intended to be a tool to provide a visual definition of future growth and areas where potential 
owner initiated zoning map amendments (rezoning requests) might occur within the timeframe of the 
2023 Plan. The 2035 Plan states that “by creating a Future Land Use Map/Guide, a community provides clarification 
for property owners related to their potential development on their site. The review of all zoning map amendment requests 
shall include consideration of all of the recommendations created as part of this Plan. All zoning map amendments shall be 
in conformance with the Future Land Use Guide and the recommendations of this Plan.”. 
 
 
 
 



Greenway Engineering        June 23, 2023 Harvest Hills Subdivision Zoning Map Amendment 
   
   
  

File #3379/Zoning Map Amendment  
 

5 

Urban Level Development Recommendations - (Page 30, Envision Jefferson 2035 Comprehensive Plan) 
 
Division (2) of the table listed above states, “Recognize that the County Commission has the authority to make land 
use decisions including Zoning Map Amendments based upon the finding of consistency with the Future land Use Guide 
and the recommendations of this Plan; the County commission may determine that petitions or decisions for zoning map 
amendments are consistent with the Comprehensive Plan if any of the following conditions are met after the entire Plan is 
taken into consideration: 

a. Economic Well-Being of the County; or 
b. Error or Under Scrutinized Property on the Future land Use Guide; or 
c. Change in Neighborhood; or 
d. Any Other Circumstance that the Governing Body determines should have been considered when drafting the 

Future Land Use Guide; and/or 
e. Environmental impacts are considered.” 

 
This request meets the following conditions: 
 

a. Economic Well Being - Residential Land Use in Jefferson County has not met the 
comprehensive plans growth projections of 0.95% per year. The rate is 0.55% as of 2019. The 
lack of residential growth has impacted the strength of the local economy. While there are 
pockets of residential activity, the County is not benefiting from a robust residential economy. 
Expanding the potential unit count for Harvest Hills Subdivision, Phase II from 392 lots allowed 
under (R) Rural zoning, to the proposed 1,027 allowed under (RG) Residential Growth zoning, 
will greatly expand residential activity, and therefore the local economy. 
 

b. Future Land Use Guide - Low Density Residential is identified as the appropriate use of the 
property by the comprehensive plan. The proposed Residential Growth zoning district is 
consistent with this recommended future land use. 

 
 
Discuss any change(s) of transportation characteristics (i.e. type and frequency of traffic, 
adequacy of existing transportation routes), and neighborhood characteristics from when the 
original Ordinance was adopted. 
 
The Original Zoning Ordinance was adopted on July 7, 1988. Changes in the immediate area of the 
properties include the following: 
 
Schools - There are two (2) schools located within 2 miles of the property which did not exist at the time 
the original Ordinance was adopted: Wildwood Middle School and Driswood Elementary School. 
 
Surrounding Development - The property is located in near proximity to Sam Michaels Park, which 
includes a community center, pavilions, dog park, outdoor amphitheater, and ball fields. The Aspen 
Green subdivision is located approximately 2 miles south along Flowing Springs Road (Rt. 17), and has a 
total build out of 205 lots. Potomac Towne Center is located 3.5 miles from the property and did not 
exist when the original Ordinance was adopted. The previously approved Daniel Subdivision and 
Breckenridge East Subdivision have each voided their plans (expired). These developments were located 
south of the subject parcels along Flowing Spring Road (Rt. 17) and Old Country Club Road respectively, 
before the intersection of Rt. 17 and Rt. 9. 
 
Transportation - Route 9 was expanded to a 4-lane divided highway, providing a high-capacity road 
corridor between Jefferson County and Interstate 81. Harvest Hills Subdivision is within 4 miles of the 
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intersection between Flowing Springs Road and WV Route 9, and within 3.5 miles of the Route 9 
signalized intersection at Potomac Towne Center. 
 
An entrance permit from the West Virginia Division of Highways (WVDOH) will be needed for 
improvements to the connection of Elk Street to Flowing Springs Road (Rt. 17). Obtaining an entrance 
permit requires review by the WVDOH to ensure that safe and adequate access can be provided. It is 
anticipated that improvements to the intersection will be requested by WVDOH. 
 
 
The following must be attached to this application:  

 
A plat or sketch shall include the entire original parcel as it appeared on the date this Ordinance took effect. The property 
proposed for development shall be drawn to a reasonable scale (eg. 1” = 50’, 1” = 100’, or 1” = 200’). The sketch plan 
shall show, in simple form, the proposed layout of lots, parking areas, recreational areas, streets, building areas, and other 
features in relation to each other and to the tract boundaries. Contour lines, as shown on the appropriate U.S.G.S. 
Topographic Quadrangle Map or other data source approved by the Department, should be superimposed on the sketch 
plan. The source of all contour lines shall be noted on the plan. Natural features such as woods, watercourses, prominent 
rock outcroppings, sinkholes, and quarries shall be delineated. 
 
The required sketch is attached for reference: Harvest Hills Subdivision, Phase II - Concept Plan. Please 
see the comprehensive list of attachments below. 
 
Attachments:   
 

• Harvest Hills Subdivision, Phase II - Concept Plan 
• Approved Final Plat of Harvest Hills Subdivision Phase II Section 1 - Plat Book 25, Page 198 
• Parcel 12 Deed - Deed Book 1163, Page 351  
• Parcel 13 Deed - Deed Book 1173, Page 85  
• 2035 Comprehensive Plan, Appendix F- Shenandoah Junction PGA/School Based Growth Area 
• 2035 Comprehensive Plan, Appendix F- Residential Preferred Growth Area 



!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!!

!
!

!
!

!
!

!
!

!!!!!!!!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

! !

! !

!
!

!

!

!
!

!

!

!

!

!

!

!

!
!

! ! ! ! ! ! ! ! ! ! ! ! !
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

! ! ! ! ! ! ! !
! ! ! ! ! ! ! ! ! ! ! !

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!

!
!

!
!

!
!

!

!

!

!

Elks Run

Elk Branch

DANIEL RD

RIDGE RD

WA
R A

DM
IR

AL
 BL

VD

WARM SPRINGS RD

SHENANDOAH JUNCTION RD

JOB CORPS RD

LUTHER JONES RD

CURRIE RD

LU THER JO
NE

S R
D

Preferred Growth Boundaries
Villages

!

! !

!

! Village Expansions
Urban Growth Boundaries

!

! !

!

! Urban Growth Boundary Expansions
Towns
Farmland Preservation

Future Land Use
Rural/Agriculture
Rural/Agriculture For Possible Urban Development
Agricultural Economic Empowerment Area
Large Lot Residential
Low Density Residential
Medium Density Residential
High Density Residential
General Commercial
Neighborhood Commercial
Regional Commercial
Industrial
Office
Mixed Use Residential/Commercial
Mixed Use Office/Commercial
Residential or Commercial
Office or Commercial
Industrial or Commercial
Public/Quasi Public Land
Golf Course

µ

Shenandoah Junction/Schools
PGA



!

!

!

!

!

!

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!

!

!

!

!

!

!

!

!

!

!

!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!

Elks Run

Flowing Springs Run

JO
B CO

RP
S RD

BLAIR RD

OLD COUNTRY CLUB RD

MARLOW RD

HALLTOWN RD

ENGLE SWITCH RD

DANIEL RD
Preferred Growth Boundaries
Villages

!

! !

!

! Village Expansions
Urban Growth Boundaries

!

! !

!

! Urban Growth Boundary Expansions
Towns
Farmland Preservation

Future Land Use
Rural/Agriculture
Rural/Agriculture For Possible Urban Development
Agricultural Economic Empowerment Area
Large Lot Residential
Low Density Residential
Medium Density Residential
High Density Residential
General Commercial
Neighborhood Commercial
Regional Commercial
Industrial
Office
Mixed Use Residential/Commercial
Mixed Use Office/Commercial
Residential or Commercial
Office or Commercial
Industrial or Commercial
Public/Quasi Public Land
Golf Course

µ

Residential
PGA



RECREATION
AREA

REC.
AREA

REC.
AREA

REC.
AREA

PARKING CALCULATIONS
REQUIRED PARKING
682 SINGLE FAMILY = PARKING IN DRIVEWAY
327 TOWNHOMES = 2 PER DWELLING PLUS 14
SPACE PER BEDROOM
REQUIRE TOWNHOME PARKING: 981 SPACES
(ASSUMING 4 BEDROOM)

PROPOSED TOWNHOME PARKING:
GARAGE & DRIVEWAY: 654 SPACES
OFF-LOT PARKING: 339 SPACES
TOTAL: 993 SPACES

FLOWING SPRINGS ROAD WV. RTE. 17
BRASS

HARNESS DRIVE

EL
K S

TR
EE

T

LE
E S

TR
EE

T

KEPHART DRIVE 100' R/W

ROAD

HAYBINE DRIVE

PLOWMAN ROAD

HILL

VOLNEY

KEPHART DRIVE

20' EVERGREEN
BUFFER

20' EVERGREEN
BUFFER

FN
D

19
71

E
N
G
IN

E
E
R
IN

G

SHEET             OF

DESIGNED BY:

FILE NO.

SCALE:

DATE:

PR
O

U
D

LY
 S

ER
VI

N
G

 V
IR

G
IN

IA
 &

 W
ES

T 
VI

R
G

IN
IA

O
FF

IC
ES

 IN
: W

IN
C

H
ES

TE
R

, V
A

 &
 M

A
R

TI
N

SB
U

R
G

, W
V

70
4 

Fo
xc

ro
ft 

A
ve

nu
e

M
ar

tin
sb

ur
g,

 W
es

t V
irg

in
ia

 2
54

01
Te

le
ph

on
e:

 (3
04

) 6
20

-5
11

1
Fa

x:
 (5

40
) 7

22
-9

52
8

w
w

w
.g

re
en

w
ay

en
g.

co
m

C
O

N
C

EP
T 

PL
A

N
H

A
R

VE
ST

 H
IL

LS
 S

U
B

D
IV

IS
IO

N
PH

A
SE

 II
SH

EP
H

ER
D

ST
O

W
N

 M
A

G
IS

TE
R

IA
L 

D
IS

TR
IC

T
JE

FF
ER

SO
N

 C
O

U
N

TY
, W

ES
T 

VI
R

G
IN

IA

06/23/2023

1"=250'

AM/CW/DM

3379

1

 LEGEND
SMALL SINGLE FAMILY DETATCHED

LARGE SINGLE FAMILY DETATCHED

TOWNHOMES

VILLA SINGLE FAMILY ATTACHED

VILLA SINGLE FAMILY DETATCHED

SMALL LOT SINGLE FAMILY DETACHED

RECREATION AREA

POSSIBLE SWM/BMP AREA

REMAINDER OF LOT

PROPOSED ROADS

1

EXISTING 100YR FEMA FLOODPLAIN

EXISTING DELINEATED WETLAND

FUTURE DEVELOPMENT PLAN

RECEIVED
DECEMBER 18, 2023
Jefferson County, WV

Office of Planning & Zoning










































































	23-5-Z Arcadia (Harvest Hills) ZMA Application (signed).pdf
	Rezoning Justification-DRAFT.pdf
	Dear Commissioners:

	3379-Zoning Map Amendment Package.pdf
	3379-Harvest Hills Revised Layout 2023-06-23 (1).pdf
	Sheets and Views
	3379-GO-CONCEPT
	3379-GO-CONCEPT WITH TOPO


	Attachments.pdf
	PB25 PG 198 PHII - SEC 1 GA FINAL PLAT 2010.pdf
	PB 25 Pg 198 (R).pdf
	PB 25 Pg 198A (R).pdf
	PB 25 Pg 198B (R).pdf
	PB 25 Pg 198C (R).pdf
	PB 25 Pg 198D (R).pdf
	PB 25 Pg 198E (R).pdf
	PB 25 Pg 198F (R).pdf
	PB 25 Pg 198G (R).pdf
	PB 25 Pg 198H (R).pdf

	DEED BOOK (1163-351).pdf
	Insale Deed 1173-85.pdf
	Appendix F - Shenandoah Junction_Schools PGA.pdf
	Appendix F - Residential PGA.pdf



	3379-Harvest Hills Revised Layout 2023-08-24.pdf
	Sheets and Views
	CONCEPT





