County of Rockingham

Rhonda H. Cooper
Director

Department of Community Development

Planning Commission Meeting Agenda
April 5, 2022
Board Meeting Room at 6:30 p.m.
1.
2.
3.
4.

Call to Order - Chairman Loomis
Pledge of Allegiance and Invocation - Commissioner Harvey
Approval of Minutes from March 1, 2022, Regular Meeting
Public Hearing

Rezoning Cases
REZ22-0757 Saber Khoshnaw & Bashdar Azeez, 3532 N Valley Pike, Harrisonburg, VA. This
request is to rezone 2.356 acres from A-2 (General Agricultural) to B-1 (General Business). The
property is located on the north corner of Garbers Church Rd (Rt 910) & John Wayland Hwy (Rt
42). Tax map 108-(A)- L122. Election District 2.
REZ22-0842 Rockingham County, 20 E Gay St, Harrisonburg VA. This request is to rezone
29.31 acres from A-2 (General Agricultural) to B-1 (General Business). The property is located
on the west side of N Eastside Hwy (Rt 340) at Oviedo Dr, east the railroad tracks. Tax Map
115-(A)- L162. Election District 5.
5. Unfinished Business – None.
6. New Business – None.
7. Ongoing Business
a. City Planning Commission Liaison Report: March 9 - Commissioner Harvey
b. Upcoming City Planning Commission Liaison Report: April 13 – Commissioner Loomis
8. Staff Report Overview
9. Adjournment
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PLANNING COMMISSION
MINUTES
March 1, 2022
The Rockingham County Planning Commission met on Tuesday, March 1, 2022, in the Board of
Supervisors Room in the Rockingham County Administration Center. The following members were
present: Chairman Bill Loomis, Vice Chairman Michael Harvey, Commissioner Kevin Flint, Commissioner
Keith Sheets, and Commissioner Jordan Rohrer. The following staff members were present: Director of
Community Development Rhonda Cooper, Director of Planning Rachel Salatin, Planner Kayla Yankey,
Zoning Administrator Kelly Getz, and Secretary Jessica Diaz.
Chairman Loomis called the meeting to order at 6:30 p.m.
Commissioner Rohrer provided the Invocation and led the Pledge of Allegiance.
APPROVAL OF MINUTES.
On motion by Commissioner Harvey, seconded by Commissioner Flint, and carried by a roll call vote of 5
to 0, the Planning Commission approved the minutes of the February 4, 2022, regular meeting.
PUBLIC HEARING.
Rezoning Requests
Ms. Kayla Yankey presented the following request:
REZ22-023 Northside Gateway Plaza, C/O Holtzman Oil Corporation, P.O. Box 8, Mt. Jackson.
This request is to rezone 0.908 acre west of North Valley Pike (Rt. 11), directly north of the
intersection of Mt. Clinton Pike from A-2 (General Agricultural) to B-1 C (General Business with
Conditions). Tax Map 94-(A)-L138. Election District 2.
This parcel is adjacent to several parcels located in the city that are also owned by Northside LLC and is
currently designated as industrial within the urban growth area. Accessory commercial uses are also
permitted in this area to serve surrounding industries. The B-1 district provides a wide range of retail,
wholesale, and service businesses to the public. All B-1 uses are available to the property, although the
size of the property can limit the intensity of use. The applicant has offered a statement of proffers
addressing pedestrian access, maintaining an open access point at the northeastern part of the
property, and landscaping along property lines. Staff finds that the rezoning request is consistent with
the Comprehensive Plan.
Commissioner Harvey asked if there would be any requirements for sidewalks on the perimeter of the
property. Ms. Yankey explained that the proffer statement included the designation of right of way
along Route 11 for the purpose of a sidewalk.
Chairman Loomis opened the public hearing at 6:35 p.m.
Speaking in favor of the rezoning was Todd Rhea, an attorney with Clark & Bradshaw, who was there on
behalf of the applicant, along with Ed Blackwell from Blackwell Engineering. Mr. Rhea stated the
1 of 5
Planning Commission March 1, 2022

applicant was known for developing high quality retail and commercial sites and this rezoning request
would serve City and County residents in this underserved area.
Seeing as there was no one to speak in opposition to the rezoning, Chairman Loomis closed the public
hearing at 6:38 p.m.
Commissioner Flint asked what would happen if the request was approved by the county and denied by
the city. Ms. Rhonda Cooper, Director of Community Development, answered that they were two
different requests, and that the County’s rezoning could standalone.
On motion by Commissioner Rohrer, seconded by Commissioner Sheets, and carried by a roll call vote of
5 to 0 the rezoning was recommended for approval.
Ms. Kayla Yankey presented the following request:
REZ22-025 Alison Casey, 3801 Peter Paul Lane, Dayton. This request is to rezone 1.512 acres
from R-2 (Medium Density Residential) to A-2 (General Agricultural). The property is located off
Silver Lake Road (Rt. 701), on Peter Paul Lane. Tax Map 107-(11)- L3. Election District 2.
This request would uniform the parcel’s zoning to A-2 and would be compatible with the land use of the
surrounding parcels. With the Town of Dayton’s growth area being .37 mile away from this rezoning
request, the expectations are that development will progress northward from Dayton. Staff finds that
this parcel is not inconsistent with the Comprehensive Plan.
Commissioner Sheets asked if the property was on the same tax map number as the home. Ms. Yankey
stated that this request and home site is on the same tax parcel because of an adjoining land transfer in
2017.
Chairman Loomis opened the public hearing at 6:43 p.m.
Seeing as there was no one to speak in favor of or in opposition to the rezoning, Chairman Loomis closed
the public hearing at 6:43 p.m.
On motion by Commissioner Rohrer, seconded by Commissioner Flint, and carried by a roll call vote of 5
to 0 the rezoning was recommended for approval.
Ordinance Amendment
Mr. Kelly Getz presented the following amendment:
OA22-690 To add Cabinet, furniture, woodworking, upholstery shop as a special use in A-1
(Prime Agricultural) zoning district.
This is a staff generated amendment since these uses were previously permitted under the zoning
ordinance, and that this use is currently only offered under A-2 zoning. The impact to neighboring
properties should be similar or less than current special uses allowed, such as a motor vehicle repair
shop. In 1996, the applicant was approved for a wood working shop and is looking to expand his
business that is currently not permitted under the zoning ordinance. Staff recommends approval of this
amendment.
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Commissioner Loomis asked if the applicant was still interested in expanding his business. Mr. Getz said
the applicant was, and that he is prepared to submit a special use application.
Chairman Loomis opened the public hearing at 6:47 p.m.
Seeing as there was no one to speak in favor of or opposition to the Ordinance Amendment, Chairman
Loomis closed the public hearing at 6:47 p.m.
On motion by Commissioner Sheets, seconded by Commissioner Harvey, and carried by a roll call vote of
5 to 0 the Ordinance Amendment was recommended for approval.
Rezoning Request
Ms. Kayla Yankey presented the following request:
REZ21-330 Redeemer Classical School, P.O. Box 737, Harrisonburg. This request is to rezone 6.95
acres on the east side of Indian Trail Road (Rt. 717), north of Mountain Valley Road (Rt. 620),
from A-2 (General Agricultural) to RV (Rural Village). Tax Map #126A-(A)- L5. Election District 3.
Congruently with the rezoning request, is a special use permit to expand the school. The existing
schoolhouse is nonconforming to the current A-2 zoning and does not allow any new structure or
addition to be set closer to the road. The proposed rezoning to RV, with reduced setbacks, would allow
the existing structure to be incompliance with the zoning ordinance. No statement of proffers was
submitted to restrict uses in the RV rezoning.
Commissioner Flint asked Ms. Yankey for an explanation of RV zoning. Ms. Yankey, with the help of
Zoning Administrator, Kelly Getz, explained RV zoning is to assist small, rural villages keep their historical
nature by reducing setbacks and allowing for buildings to be close to the road.
Chairman Loomis opened the public hearing at 6:52 p.m.
Speaking in favor of the rezoning was Gill Coleman from Coleman Engineering. He explained the RV
zoning would help preserve the school’s history as well as allow the school to conform to current
setback requirements.
Speaking in favor of the rezoning was Bret Kerns, a parent of a child currently enrolled at Redeemer
Classical School. Mr. Kerns explained the school serves the local community by providing a space for
local baseball and softball teams to play. It also allows a local church to use the space for Sunday
worship.
Speaking in opposition of the rezoning was Stacy Long, a neighbor to Redeemer Classical School. She
explained the challenges of traffic during the school’s drop off and pick up times. She has contacted the
authorities and has also spoken to the school’s administration many times regarding the traffic
congestion and is concerned for the safety of her children.
Speaking in favor was Ron Hope who stated that the school is a good neighbor, and that administration
and parents hope to correct the traffic concerns with this rezoning and future expansion.
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Commissioner Rohrer asked if this rezoning would help the school correct the traffic concerns. Mr. Getz
stated that the special use permit, being applied for congruently with this rezoning application, would
address the traffic concerns for the site and potential expansion. He also explained that the school could
apply for a special use permit even if this rezoning was not approved.
Speaking in favor of the rezoning was Kemper Funkhouser, a board member at the school for the last six
years. He stated that the school’s goals were to be an asset to the community, and to increase the
footprint of the school to alleviate some current space challenges, including to allow the teachers to
have their own restroom.
Chairman Loomis closed the public hearing at 7:19 p.m.
On motion by Commissioner Sheets, seconded by Commissioner Rohrer, and carried by a roll call vote of
5 to 0 the rezoning was recommended for approval.
UNFINISHED BUSINESS.
There was no unfinished business.
NEW BUSINESS.
There was no new business.
ONGOING BUSINESS.
A. City Planning Commission Liaison Report
Commissioner Rohrer provided an overview of the agenda items from the February 9, 2022,
Harrisonburg City Planning Commission Meeting.
B. Upcoming City Planning Commission Liaison Report
Commissioner Harvey is the liaison for the March 9, 2022, Harrisonburg City Planning Commission
Meeting.
STAFF REPORT OVERVIEW.
Ms. Cooper informed the Commission that approved solar projects that contribute to the aggregate cap
are being documented in the staff report.
ADJOURNMENT.
Having no further business, the Commission adjourned at 7:30 p.m.
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Minutes approved by the Commission on _____________________, 2022 by:

__________________________________
William Loomis, Chairman

__________________________________
Jessica Diaz, Secretary
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County of Rockingham

Rhonda H. Cooper
Director

Department of Community Development

Rezoning Conventional District Case Report 20220757
Applicant
Address/Location

Saber Khoshnaw / Bashdar Azeez
1851 Garber's Church Rd

Comprehensive Plan

Commercial within Urban Growth Boundary

Tax Map#

108-(A)- L122

Present Zoning

A-2 - General Agricultural District

Proposed Zoning

B-1 - General Business District

Acreage

2.356

Election District

District 2

Staff

Recommendation of approval, March 21, 2022.

Planning Commission
Board of Supervisors

3/21/2022
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General Information:
Overview and Background

The parcel currently has a vacant house and garage and is surrounded by other businesses such as a concrete plant,
contactors operation, and veterinarian clinic.
Proffers
No statement of proffers submitted.
Staff and Agency Analysis:

Building Services
Building Services has no comment.
Engineering
Eastern portion of the property is in the 100-year floodplain boundary (see attachment). Any further improvements to the
property or structures in this area will need to be reviewed and approved by the County Floodplain Administrator prior to work.
Environmental
No Environmental comments at this time
Planning
The property is shown as Commercial in the Comprehensive Plan: “comprised of existing community retail, professional
offices, and retail/office mixed use areas, as well as planned expansions of such areas along the County’s primary roads".
The rezoning request is consistent with Comprehensive Plan goals through the targeting of commercial development
envisioned along primary roads, exhibited in Policy #4.1.5: "Retain and expand the existing industries and businesses now
operating in the County". This is further supported by an adjoining B-1 zoned property.
Zoning
Zoning Code Requirements (provided for reference only):
Sec. 17-310 – General Business District (B-1)
Sec. 17-310.02. - Requirements.
(a) Any new B-1 district created after October 1, 2014, shall be located in urban growth areas designated in the
comprehensive plan or any other plan adopted by the county.
(b) Sites shall be designed and built to ensure safe pedestrian and vehicular access internal to the site and to adjoining
properties.
(c) Sites with adequate frontage and depth shall be provided to prevent sprawling strip commercial development and to permit
controlled access to public streets.
(d) To maintain traffic safety and flow along the fronting public streets, interparcel access shall be provided.
Sec. 17.700 - Development Standards will apply at site plan level.
Public Works
The applicant has stated use of a private well and septic. If the property continues to use these private systems then Public
Works has no further comments.
If the property is required to connect to public facilities, the Town of Dayton has a waterline in this area. The Town would need
to be contacted to see if a connection would be allowed. Public sewer is located near the back or east side of the property. A
connection could potentially be made in the back or along Rt. 42 at the southwest corner of the property.
VDOT
VDOT understands that the applicant has requested to rezone approximately 2.356 acres of the above referenced property
from A2 to B1. VDOT is providing the following comments and/or concerns pertaining to the potential rezoning:
Traffic Data:
Rt. 853 (Grace Chapel Road)
-Daily Traffic: 100 vpd (2015), unposted speed limit, local road
3/21/2022
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Rt. 910 (Garbers Church Road)
-Daily Traffic: 3,000 vpd (2019), unposted speed limit, Major Collector
Rt. 42 (John Wayland Hwy)
-Daily Traffic: 16,000 vpd (2019), 45 mph speed limit, Principal Arterial
1. It does not appear as though the applicant has provided any proffered conditions. It is difficult to determine the impact a
business lot could have without knowing the use. The site has been preliminarily evaluated in the past for a small business,
but without proffered conditions, any permitted business use could be developed on the property. Regardless, a VDOT
Chapter 527 Traffic Impact Analysis is not expected to be required based on size.
2. An entrance could be approved on to Rt. 853 (Grace Chapel Road). It would require Access Management Exception for
corner clearance with Rt. 910 (Garbers Church Road) if requested closer than 225’ from the intersection. Without conditions
as stated above, it is difficult to determine if improvements are required at the Grace Chapel Intersection or the Grace Chapel
Roadway itself.
3. An entrance would not be approved onto Rt. 42 (John Wayland) or Route 910 (Garbers Church) as the frontage does not
permit an entrance that meets access management spacing requirements (Appendix F of the VDOT Road Design Manual).
Thank you for the opportunity to comment. Please feel free to contact me at 540-434-2587 if you have any questions or
concerns.
A comment letter is also attached.
VA Dept. of Health Environmental
The application indicates the parcel is to be served by a well and septic system. The applicant will need to work with a private
sector consultant to obtain evaluation and design services for the sewage disposal system and water supply. The local health
department would review the consultant's design submittal(s) when applications for construction permits are filed.
Staff Recommendation:

The B-1 district provides a wide range of retail, wholesale, and service businesses to the public at convenient, concentrated
locations. All B-1 uses are available although the size of the property, and VDOT access requirements, will limit the type and
intensity of the use. This area is designated as Commercial Use within an Urban Growth Area. Located next to Route 42, this
parcel offers good access to primary roads. Staff finds that this rezoning request is consistent with the Comprehensive Plan
and with the B-1 requirements in the Zoning Ordinance, therefore Staff recommends approval.
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Khoshnaw-Azeez Rezoning Request
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PC Hearing Date: 4/5/2022
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County of Rockingham

Rhonda H. Cooper
Director

Department of Community Development

Rezoning Conventional District Case Report 20220842
Applicant
Address/Location

Rockingham County
West of N. Eastside Hwy at Oviedo Dr. and East of the railroad tracks

Comprehensive Plan

Agricultural Reserve

Tax Map#

115-(A)- L162

Present Zoning

A-2 - General Agricultural District

Proposed Zoning

B-1 - General Business District

Acreage

29.310

Election District

District 5

Staff

Recommendation of Approval, March 21, 2022

Planning Commission
Board of Supervisors

3/21/2022
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General Information:
Overview and Background

This request is staff generated as there was a typographical error in REZ17-158 where the tax map number was entered
incorrectly as 115-(A)- L162C and followed through with the incorrect tax map number for the Board approval in August 2017.
A rezoning is required to fix this error. This property was originally zoned I-2, and when I-2 was eliminated from the ordinance
the property owner requested A-2 zoning on the west side of the railroad tracks and B-1 zoning on the east side of the railroad
tracks. Due to this error the portion of the parcel to the east of the railroad tracks received the designation of A-2 instead of
B-1.
Staff and Agency Analysis:

Building Services
Building Services has no comments.
Planning
One of the primary goals of the Comprehensive Plan is to preserve the agricultural industry and economy. The Agricultural
Reserve is planned for agricultural uses and uses that support agriculture as a viable way of life and economic enterprise.
Within this area, many forms of agriculture are appropriate, including crop production, grazing of livestock, intensive livestock
and poultry production, dairying, orchards, viniculture, aquaculture, silviculture and horticulture. Uses that support agriculture
are also appropriate for this area - with proper infrastructure and buffering - including feed mills, sawmills, livestock sales
pavilions, agricultural equipment repair, farm markets and wayside stands. Because of the changing economics of agriculture,
other uses might be appropriate for the agricultural area that could provide supplemental income to the farm. The Agricultural
Reserve also contains other existing uses: residences, rural centers, and rural commercial uses that are served by wells and
septic systems.
Zoning
This property was subject to a zoning district change in 2017 when I-2 was eliminated from the zoning ordinance. During the
2017 rezoning, the property owner requested to rezone from I-2 to A-2 zoning on the west side of the railroad tracks and B-1
zoning on the east side of the railroad tracks. Due to a typographical error in the rezoning paperwork the parcel to the east of
the railroad tracks was incorrectly given the designation of A-2. This rezoning would correct that typographical error.
Public Works
Public Works has no comments on the proposed rezoning. The application states use of a private well and septic. There does
not appear to be any public water and sewer available for connections unless the Town of Elkton would have utilities in this
area.
Public Schools
RCPS has no comments.
VDOT
VDOT has reviewed the Rockingham County rezoning request (REZ22-842) and understands the applicant is requesting to
rezone 29.31 acres from A-2 to B-1. VDOT further understands that the reason for the County initiated rezoning is to correct a
tax map reference from REZ17-158 for which this same property was intended to be rezoned to B-1 at that time.
Traffic Data: Rt. 340 (N. East Side Hwy), 6200 AADT (2019), 55MPH, Minor Arterial.
VDOT has no objection to the rezoning request. VDOT will review and approve any requests for access to Route 340 if and
when the property changes use.
Comments Submitted by: David Atwood
VA Dept. of Health Environmental
Any future private well or septic system proposed at the property will require health department approval.
Staff Recommendation:
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Due to a typographical error in REZ17-158 the portion of the parcel to the east of the railroad tracks received the designation of
A-2 instead of B-1. Staff find that this request is not inconsistent with the Zoning Ordinance or Comprehensive Plan, and
therefore recommends approval.
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Rockingham County Rezoning Request
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STAFF REPORT:

March 23, 2022

COMMUNITY DEVELOPMENT DEPARTMENT

BOARD ACTION REQUESTED
Staff requests Board support to study structures used as hunting/recreational cabins. The study would include review of
other localities’ ordinances, building code, and the County’s zoning ordinance.

PLANNING COMMISSION ACTIONS
At its March 1 meeting, the Planning Commission acted on the following items:
Case #

Applicant

Request

Location

Status

REZ21-330

Redeemer
Classical School

This request is to rezone 6.95 acres
from A-2 (General Agricultural) to RV
(Rural Village).

On the east side of Indian
Trail (Rt. 717) north of
Mountain Valley Road (Rt.
620) Tax Map #126A-(A)- L5

PC recommended
approval 3/1.
Heard by BOS
March 23.

REZ22--023

Northside
Gateway Plaza
C/O Holtzman Oil
Corporation

This request is to rezone 0.908 acre
from A-2 (General Agricultural) to B-1 C
(General Business with Conditions).

West of N. Valley Pike (Rt.
11) and directly north of the
intersection of Mt Clinton
Pike. Tax Map Tax Map #94(A)-L138.

PC recommended
approval 3/1.
Heard by BOS
March 23.

REZ22-025

OA22-690

Alison Casey

This request is to rezone 1.512 acres
from R-2 (Medium Density Residential)
to A-2 (General Agricultural).

--

To add Cabinet, furniture,
woodworking, upholstery shop as a
special use in A-1 (Prime Agricultural)
zoning district.

Located off Silver Lake Rd
(Rt. 701) on Peter Paul Ln.
Tax map #107-(11)- L3.

PC recommended
approval 3/1.
Heard by BOS
March 23.

--

PC recommended
approval 3/1.
Heard by BOS
March 23.

SOLAR PROJECTS APPROVED WITH AGGREGATE CAP TOTALS*

Project Name

Projects of 50 Acres or Less

SolAmerica (Scenic L Farms)

18

Caden Energix Endless Caverns, LLC
SUBTOTAL

Projects of 50 to 150 Acres

149
18

149

TOTAL ACREAGE=167
*Aggregate cap is 1800 acres for all facilities. Up to 450 acres of the cap can be projects occupying areas between 50 and 150 acres.
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PROJECTS AND REPORTS
PROPOSED 2022 SMART SCALE APPLICATIONS

IMAGES OF EACH PROPOSED IMPROVEMENT WILL BE EMAILED
Location

Proposed Improvement(s)

Rockingham Park Way

Submit R-Cut as proposed in US 33 Arterial Management Plan

33 & Cross Keys Rd Intersection

Submit as proposed in US 33 Arterial Management Plan

33 & Island Ford Rd
Intersection

Construct additional northbound turn lane on Island Ford Rd to create a dedicated left turn lane
and left/thru/right turn lane

33 & Resort Dr Intersection

Construct full conventional intersection

Boyers Rd (Rt 704) & Taylor
Spring Ln (Rt 688) Intersection

Construct mini-roundabout

340 & Island Ford Rd
Intersection

Traffic signal

TRANSPORTATION PROJECT APPLICATIONS
Project #
& Name

Location

Project Scope

Funding Program &
Status

Cost

#8224
Captain Yancey Road Turn
Lane (Route 642)

At intersection
with US-340
near Elkton
(approx. 0.8
miles)
Rt. 847 at US 33
in Rawley
Springs

Construct 200' right-turn
lane and 200' taper on Rt.
642 onto US 340 and widen
existing railroad crossing to
alleviate congestion.
Widen Rawley Springs Road
(Rt. 847) to 16-18 feet and
make drainage
improvements.

Revenue Sharing Application
under VDOT review.

$15M
(local match:
$750K)

Revenue Sharing Application
under VDOT review.

$170K
(local match:
$85K)

#8181
Rawley Springs Road
Improvements
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PRIORITY PROJECTS AND REPORTS
Projects &
Committees

Staff
Lead(s)

Status

US 33 Arterial
Management Plan
(East City Line to Elkton
Plaza)

Rhonda

Public input under review by VDOT

Rachel

On March 9, the BOS reappointed five members to serve a
second term on the RBPAC. Applications for the three
remaining vacant seats are currently being collected for
future appointment. A committee meeting is tentatively
scheduled for May.

Rockingham Bicycle &
Pedestrian Advisory
Committee (RBPAC)

Ongoing
Review/Tasks

Staff
Lead(s)

Target Date
Study to conclude
in early 2022.

Standing
Committee

Status

Deed/Plat Review

Donna

9 deeds/plats under review as of 3/16/22: 5 pending review, 1 awaiting revision.

Code Compliance

Kelly &
Carley

60 active complaints & 23 cases pending legal action as of 3/17/22.

Building Inspections &
Plan Review

1,665 building/other inspections conducted in February (averaged 88 daily)
92 residential plans under review as of 2/28/22
8 commercial plans under review as of 2/28/22
3 site plans under review as of 2/29/22
2 special use permits under review as of 2/28/22

Joe

REQUESTS TABLED BY BOARD OF SUPERVISORS

SPECIAL USE PERMIT APPLICATION(S)
Date
Tabled

Case #

Applicant

Request

Election
District

1/8/20

19-286

Soil Health Technologies

Composting site (like-use to a refuse and recycling center)

2

12/9/20

20-297

Todd White

Two additional dwellings

3

6/9/21

21-075

Hank Hensley

Small contractor business

3

1/12/22

21-213`

Knight Solar, LLC

Large-scale utility solar

5

1/12/22

21-219

Linda Cowasjee

Commercial dog kennel

1
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REQUESTS TABLED BY BOARD OF SUPERVISORS, Continued

REZONING REQUEST(S)
Date
Tabled

Case #

Applicant

Request

Election
District

--

--

--

--

--

ORDINANCE AMENDMENT(S)
Date
Tabled

OA #

Applicant

Request

--

--

--

--
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