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ROCKINGHAM COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

 
 

REZONING REPORT PLREZP20170000330 
 
APPLICANT: Sunnyside Retirement Community - Master Plan Amendment 
 
ADDRESS:  566 E. Market St., Harrisonburg VA 22801 (Blackwell Engineering) 
 
PHONE/CONTACT: 432-9555/dick@blackwellengineering.com 
 
LOCATION/ADDRESS: on the east side of Massanetta Springs Dr. (Rt. 687) approximately 0.6 mile 
north of Shen Lake Drive (Rt. 689) 
 
TAX MAP#:  126G-(2)- L10 126G-(2)- L11 126G-(4)- L3 126G-(4)- L1 126G-(4)- L2 126-(A)- L44B 

 
PRESENT ZONING: R2 - Medium Density Residential District 
 
PROPOSED ZONING: R5 - Planned Residential District and amend Master Plan. 
 
ACREAGE: 28.00 
 
ELECTION DISTRICT: 3 
 
COMPREHENSIVE PLAN: Community Residential 
 
STAFF RECOMMENDATION: Approval, February 6, 2018 
 
PLANNING COMMISSION: Approval, February 6, 2018 
 
BOARD OF SUPERVISORS: 
 
GENERAL INFORMATION 
 
OVERVIEW/BACKGROUND: 
 
Sunnyside Retirement Community has been a part of the Rockingham County landscape since 1955 
when the first home opened. By 1965, the Sunnyside campus grew to a 55-acre setting with plans for 
40 cottages, followed by a chapel, health care center, and apartments. Today, Sunnyside includes 
more than 80 acres with multiple dwelling unit types at various levels of assistance, health and 
wellness facilities, and programs and activities for residents. The proposed amendment expands the 
Sunnyside Master Plan to add 28 acres of newly acquired property, with the following details:  
12 single family detached units (2 in phase 1, 10 on rezoned acreage, future phase) 
26 villas (8 in phase 1, 18 on rezoned acreage, future phase)  
2100 sq. ft. addition to existing cafe.  
Memory care and health care center (On existing R5 zoned property) 
Clubhouse and wellness center. (Phase 1) 
Welcome center and corporate offices. (Future Phase) 
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ADJOINING PROPERTIES AND USES: 
 
North  R-5, Planned Residential     Home site 
South  R-2, Med. Density Residential    Home site 
East  R-5, R-2, Planned and Med. Density residential  Home site 
West  R-2, Med. Density Residential    Home site 
 
PROFFERS: 
 
STAFF AND AGENCY ANALYSIS 
 
Environmental Analysis 
This site is in the Mill Creek – North River watershed.  Congers Creek and an unnamed tributary flow 
across this property, and there is one freshwater pond.   There is no mapped floodplain. The area is 
underlain by carbonate rock material, but there are no mapped sinkholes on the property. Site soils 
are in Hydrologic Groups B, C, and D.  Group B soils are defined as having a moderate infiltration rate 
when thoroughly wet. These consist chiefly of moderately deep or deep, moderately well drained or 
well drained soils that have moderately fine texture to moderately coarse texture. These soils have a 
moderate rate of water transmission.  Group C soils are defined as having a slow infiltration rate when 
thoroughly wet. These consist chiefly of soils having a layer that impedes the downward movement of 
water or soils of moderately fine texture or fine texture. These soils have a slow rate of water 
transmission. Group D soils are defined as having a very slow infiltration rate (high runoff potential) 
when thoroughly wet. These consist chiefly of clays that have a high shrink-swell potential, soils that 
have a high water table, soils that have a claypan or clay layer at or near the surface, and soils that 
are shallow over nearly impervious material. These soils have a very slow rate of water transmission. 
 
Public Works Analysis 
The development has its own privately maintained water and sewer systems.  Rockingham County 
provides the water to the system and receives the sewer from the system.  Estimated water and sewer 
requirements need to be provided for the full build-out of the property.  It is assumed that adequate 
water capacity is available but Public Works would like to review the potential demands.  For sewer, it 
is unclear how the sewer will be discharged to the County.  It appears initial phases may discharge 
back into the existing sewer system.  For future phases, it appears a pump station may be required.  If 
a pump station is required, Public Works would be interested in coordinating a relocation of the 
existing Lakewood pump station and combining it with the station required by the development.   
 
Zoning Analysis 
This appears to be a natural progression of the Sunnyside Community and is compatible with the 
zoning that surrounds it.  From a zoning standpoint, there are no issues with this request.  
 
VDOT Analysis 
Roadway Information: 
Massanetta Springs Road (Route 687) 
Functional Class.: Major Collector 
Geometry: 2 Lane Highway 
Traffic Count: 3,700 VPD (2016) 
Posted Speed: 25 MPH 
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1. This proposed rezoning could have a significant impact to the roadway network. However, the 
potential traffic generation increase between R-2 and R-5 will not warrant a Chapter 527 Traffic Impact 
Analysis (TIA). 
2. VDOT concerns center around entrance access to the site. It is VDOT’s expectation that 
construction plans include trip generation estimates at each entrance to determine if entrance 
improvements (sight distance, entrance geometry, and/or turn lanes) will be required. Entrance 
requirements will be evaluated in accordance to the most current revisions of the VDOT Road Design 
Manual, Road and Bridge Standards, an all other applicable State regulations. 
 
Planning Analysis 
The Comprehensive Plan designates this area for Community Residential development. Sunnyside 
Retirement Community has been an established community development for decades. This expansion 
is in keeping with the current development pattern of Sunnyside and of the area as a whole. The 
Community Residential designation calls for a mixture of residential options in close proximity and with 
easy access to neighborhood amenities including recreation and commerce. Sunnyside Retirement 
Community provides these amenities for the residents.  
 
Health Department Analysis 
Health Department has no issues regarding rezoning.  Assumed property will be served by Public 
water and sewer. 
 
Fire and Rescue Analysis 
REZ17-330 is located within the Hose Company 4 Volunteer Fire Department and the Harrisonburg 
Volunteer Rescue respective first due areas. With the continued construction and growth within the 
County, our office has concerns with being able to provide emergency services to new and upcoming 
projects and locations while maintaining current emergency responses. This Project will have to meet 
the requirements of the Rockingham County Fire Prevention Code. 
 
Staff Recommendation 
Request is in keeping with the comprehensive plan. Staff recommends approval. 
 
PUBLIC COMMENT 
 
SUMMARY 
 
PLANNING COMMISSION ACTIONS 
 
Recommended approval, February 6, 2018. 
 
BOARD DECISION 
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LEGEND

NOTES
1. SITE STATISTICS

2. RESIDENTIAL CLASSIFICATION

3.     RESIDENTIAL DENSITY

4.    COMMERCIAL

5.    OFFICE/ADMINISTRATION OFFICES / CORPORATE

6.    OTHER USES:

7.    EMPLOYEES

8.    PARKING

9.    OPEN SPACE

10.
11.

12.
13.

14.

15.








