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County of Rockingham 

Department of Community Development 

 
 
 
 

Rezoning Planned District Case Report: REZ22-1800 

Rhonda H. Cooper 

Director 

 
 

 

Applicant J&D Group LLC (Zephyr Hill) 

Address/Location South of the City/County line between Pear St. and the existing 

Cobbler's Valley Subdivision 

Comprehensive Plan Community Residential 

Tax Map# 108-(A)- L164B & a portion of 108-(A)- L164 

Present Zoning A-2 - General Agricultural District 

Proposed Zoning R-5 - Planned Neighborhood District 

Acreage 6.770 

Election District District 2 

Planning Commission Action  

Board of Supervisors Action  
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General Information: 
Overview and Background 

This is a request to rezone 6.77 acres to R-5 (Planned Neighborhood). The proposed Master Plan includes 55 

townhomes with common area and access to the City portion of the parcel. The project would connect to the 

existing Cobbler's Valley development with a public street extension of Saddler Street to Pear Street.  

 

Staff and Agency Analysis: 

Building Services 
Building Services has no comments.  
 
Fire 
This rezoning request is located within the Broadway Volunteer Fire Department and Broadway Volunteer Rescue 
Squad's first due area. This project will need to meet the requirements of the Rockingham County Fire Prevention Code. 
 
Planning & Zoning 
Comprehensive Plan: 

The Comprehensive Plan designates this area as Community Residential within the Urban Growth Area in the 

Comprehensive Plan. Community Residential Areas, shown on the Conceptual Land Use map, encompass the primary 

future urban residential neighborhoods in Rockingham County. These residential neighborhoods are concentrated in 

defined growth areas around the City of Harrisonburg, the Towns, the Village of McGaheysville and Massanutten Resort. 

This project is a proposal for residential townhomes that border the City of Harrisonburg. 

 

Zoning Ordinance: 

The R-5 district provides opportunities for creative designs for the development of master-planned residential 

neighborhoods which differ from conventional suburban development. The R-5 district allows a variety of housing types 

and affordability; services and neighborhood-oriented businesses within neighborhood centers; parks and open space 

for recreation, conservation, or other common benefits; preservation of natural landscape features and amenities; 

transportation networks within the development that accommodate vehicles, bicycles, pedestrians, and, where 

appropriate, transit; and streets, sidewalks, and paths that interconnect internally and to adjoining properties. While 

allowing for a variety of uses, the R-5 district is primarily residential. 

 

Public Works 
Water and sewer for this project will be available through connections in the Cobblers Valley subdivision. Rockingham 

County Public Works has no other comment at this time. 

 
Rockingham County Public Schools (RCPS) 
According to generation reports 55 townhomes would be expected to have the following impacts on the school division.  

• Turner Ashby High School = 9 additional students 

• Pence Middle School = 6 additional students 

• Mountain View Elementary School = 11 additional students (No available data, John Wayland Elementary data 
used) 

Current enrollment at each school shows there would be capacity for these additional students. RCPS will need to 
evaluate additional school buses in this area to accommodate this development and the neighboring development. 
 

o Planning staff note: RCPS suggested that facilities be included for bus pick up locations at one or each entrance 

to accommodate a bus stop and the potential for parents waiting with their children, these facilities have been 
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added on the Master Plan at the intersection of Saddler St and the new private street. 

 

Virginia Department of Transportation (VDOT) 

• Pear Street (Harrisonburg City Street): 1,800 vpd (2019) 25 mph 
 
VDOT Chapter 527 Traffic Impact Analysis (TIA) is not warranted by this request alone; however, the connections 
proposed from Cobblers Valley to Pear Street are expected to alter the traffic distributions from Cobblers Valley and this 
development due to the access being closer to West Mosby Road. For this reason, the applicant has revisited the West 
Mosby/Pear Street intersection by revising the trip distributions and amending the previous TIA. The revised trip 
distributions show that the increase in traffic will warrant a right turn lane and taper from West Mosby to Pear Street. 
VDOT understands that the applicant is working with the City on a Memorandum of Understanding (MOU) for the off-
site improvements of a right turn lane and taper pending approval of the mitigation summary by the City of Harrisonburg 
(the intersection is within the City limits). VDOT recommends that the Engineer evaluate the feasibility of constructing 
the right turn lane within existing right of way limits before committing to the off-site improvement. 
 

The streets to be considered public or to have public access will be designed in accordance with the Secondary Street 

Acceptance Requirements and Standards (GS-SSAR). 

 
Any access to a VDOT maintained roadway must be in accordance with the VDOT Road Design Manual and will 

be reviewed at the site plan stage of development. 

 

City of Harrisonburg 

A Traffic Infrastructure Improvement Agreement (on file) has been reached between the City of Harrisonburg and the 
J&D Group, LLC in reference to the proposed rezoning. An analysis was performed by Valley Engineering, LLC, on behalf 
of the J&D Group, LLC, that indicated this improvement was required in order to mitigate the impacts of the proposed 
rezoning. 
 
Virginia Department of Health (VDH) 
No comment: public utilities to serve. 
 
 

Considerations: 
 

• Amenities: Proposed amenities for residents would include a walking path, playground equipment, benches, 
and open space for activities.  

 

• Bus Stops: Since RCPS does not typically take buses on private streets a bus stop has been added to the Plan at 
the intersection of Saddler St (public) and the private street of Zephyr Hill.  
 

• Connectivity: Although Zephyr Hill is a separate development from Cobblers Valley, the applicant has provided 
connectivity to the existing and proposed Cobblers Valley development. This request would provide a public 
road connection via Saddler Rd to Pear St and disburse traffic that would otherwise be limited to an entrance 
further west on Pear St. An extension of Shoeshine Dr, through the proposed townhome development, back to 
Cobblers Valley would provide another connection of the two developments if the City portion of the parcel and 
a Cobblers Valley parcel, also in the City, were to be rezoned 

 

• Offsite Improvements: Although the development did not warrant a full TIA, the existing TIA was revisited to 
amend the trip distributions. This analysis warranted a right turn lane and taper from West Mosby Rd to Pear 
St. These improvements have been handled through an agreement with the City and the developer.  The City 
has provided a letter to this effect, which follows this rezoning case report. 
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ZEPHYR HILL ZONING AMENDMENT REQUEST (R-5) 

 

PLAN DESCRIPTION                                                     DATE:   JULY 12, 2022 (REV. 8-29-22) 

 Zephyr Hill is a planned residential neighborhood located in Rockingham County, 

adjoining Harrisonburg City limits along the eastern portion of the proposed rezoning request.  

The site is located between Pear Street and the existing R-5 Cobbler’s Valley subdivision. The 

community lies within a designated County Urban Growth Area. The planned neighborhood will 

be comprised of townhomes as illustrated in the Master Plan layout.  The proposed 

development will include designated common areas to serve the residents of the development.   

 The development shall be limited to 55 townhome units, with a density of 

approximately 9.62 dwelling units per acre.  This density is comparable to City rezoned 

townhouse acreage and the larger County townhouse portion of the Cobbler Valley Master Plan.  

It is anticipated that the City portion of the Zephyr Hill development will be rezoned and 

developed at a later date in order to form an extension of the medium-density residential 

development. The proposed townhome units will be a mixture of two and three story units, with 

and without garages based largely on topography.  Townhome facades will have a variety of 

building materials to create a contrast when viewed from the street.   

 Primary vehicular access will be provided by the construction of a new public street 

connection to Pear Street. This public street will be an extension of the future Saddler Street 

within the adjacent Cobblers Valley development.  A second access point will be from the 

extension of the future Shoeshine Avenue within Cobbler’s Valley.   The proposed section of 

street connecting the Shoeshine Avenue and Saddler Street extensions will be private (private 

Street ‘A’ on the Master Plan).  Three street stubs shall be provided that will connect to the 

future City of Harrisonburg portion of the Zephyr Hill Development.  

 Per R-5 zoning requirements, at least 20% of the project area shall be preserved as 

common area.  This area will offer residents features that include a sidewalk/path in the center 

portion of the property, a common area with amenities such as but not limited to benches and 

playground equipment to the north, and multiple common areas in the southern portion of the 
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site.  The proposed sidewalk/paths and amenity area will be maintained by the 

owner/developer if ownership of the townhomes is maintained under common ownership and 

control, or a homeowner’s association, which will be established to regulate the community if 

the townhomes are sold to private individual owners.  

 Public water and sewer services will be extended from the adjacent Cobbler’s Valley 

development (Rockingham County water and sewer).  Parking will accomplished through a 

mixture of off-street parking via driveways for each townhome and on-street parking.   

  



 
August 31, 2022 

Kayla R. Yankey 
Planner 
Rockingham County Community Development 
20 East Gay Street 
Harrisonburg, VA 22802 
 
Ms. Yankey, 
 
This letter is to provide notification to Rockingham County that a Traffic Infrastructure Improvement 
Agreement has been reached between the City of Harrisonburg and the J&D Group, LLC in reference to 
the proposed rezoning of Rockingham County Tax Map parcel 108-(A)-L164 and 108-(A)-L164B, called 
Zephyr Hills.   
 
Regards, 

 
Thomas Hartman, PE, PMP, LEED AP 
Director of Public Works 
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COBBLERS VALLEY
DEVELOPMENT INC

ZONE: R5
USE: RESIDENTIAL
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Harrisonburg

RUBY DR

WINGTIP WAY

BUCKLE ST

TAILOR DR

SADDLER ST

OPAL DR

GROMMET DR

SHOESHINE AVE

TURQUOISE DR

ONYX CIR

CORAL DR

R5

A2

COBBLER'S VALLEY

J&D Group LLC Rezoning Request PC Hearing Date: 9/6/2022
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