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County of Rockingham 

Department of Community Development 

 
 
 
 

 

Rezoning Planned District Case Report: REZ24-1343 

Rachel A. Salatin 

Director 

 
 

 

Applicant Redwing LLC (Port Place Townhomes) 

Address/Location 
East side of Port Republic Road (Route 253), approximately 0.15 mile north of 
Boyers Road (Rt 704). 

Stone Spring Urban 
Development Area Plan 

Transition Zone within the Boyers Crossing Area 

Tax Map # 125-A-20 and 125-A-20D 

Present Zoning A-2 – General Agricultural District 

Proposed Zoning PMF – Planned Multi-Family District 

Acreage 6.63 

Election District 3 

Planning Commission Scheduled for December 3, 2024 

Board of Supervisors Tentatively scheduled for January 8, 2024 
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General Information: 
Overview and Background 

Redwing LLC (Port Place Townhomes) requests to rezone two parcels totaling 6.63 acres from A-2 (General Agricultural) 
to PMF (Planned Multi-Family). This property is located on the east side of Port Republic Road (Rt 253), approximately 
0.15 mile north of Boyers Road (Rt 704). The Master Plan proposes a maximum of 68 townhome units, not to exceed 
3-bedroom units. The Plan Description states that no more than 34 units may be issued building permits within any 
rolling 12-month period. 
 

Staff and Agency Analysis: 
Planning and Zoning 

Stone Spring Urban Development Area Plan 
This site is located within the Boyers Crossing Focus Area of the Stone Spring Urban Development Area (UDA) Plan, 
designated as a Transition Zone. Transition Zones consist of a primarily residential fabric but with some commercial 
emphasis and mixed-use nodes along certain roads. Within Transition Zones, residential density is intended to 
gradually decrease from apartments to townhouses to fully detached houses. In this area of the Stone Spring Urban 
Development Area (UDA), the UDA Plan depicts townhomes to front along Port Republic Road and as well as mixed 
use development along Port Republic Road. 
 
Zoning Ordinance 
The PMF district provides residential opportunities, common area, and commercial opportunities in a clustered 
development. While allowing for a variety of uses, this district is primarily residential (Sec. 17-403).  

 

Building Services 

Building Services has no comment regarding this rezoning request. If this request is approved, building plans will be 
reviewed separately. 

 

Engineering 

Engineering has no comments at this time.  

 

Environmental 

Land disturbance that exceeds 1 acre will require an engineered stormwater management plan and construction 
general permit. 
 

Fire 

This rezoning request is located within the Port Republic Road Emergency Response Station and Harrisonburg 
Volunteer Rescue Squad's response areas. 
 
The entrance and proposed public road extension on Port Republic Road is directly across from the Port Republic Road 
Emergency Response Station which already has a traffic concern for emergency apparatus entering and leaving the 
station. The master plan should include a recommendation or proposal for traffic management in accordance with 
VDOT regulations. To help mitigate this concern, a traffic safety / traffic control management analysis could be 
conducted in relation to the fire station and response of emergency vehicles.  

 

Public Works 

Public Works has no comment at this time. Comments for Public Works will be made during the site plan review phase. 
County water and sewer will be available with the extension of utilities by the developer across Pleasant Run. 
 

Virginia Department of Transportation (VDOT)  
VDOT has no objection to the proposed rezoning request. The developer has provided a turn lane warrant analysis 
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with no proposed right lane or taper required. VDOT concurs with this recommendation. 
 
The master plan has been reviewed for the purposes of rezoning only. The overall location of proposed public entrance 
and street appears to meet all applicable state standards. A more detailed review of the proposed entrance and street 
to be public will be reviewed at the site plan phase. Any street within the development proposed to be accepted into 
the VDOT Secondary System will need to be designed in accordance with the Secondary Street Acceptance 
Requirements (SSAR) including the Subdivision Road Design criteria per Appendix B (1) Subdivision Street Design Guide. 

 

Rockingham County Public Schools (RCPS) 
This property is located in the Spotswood High School District. We estimate this would generate an additional 13 
students at Peak View Elementary, 6 students at Montevideo Middle School, and 8 students at Spotswood High School. 
With the cumulative development approved and scheduled to be built-out over the next few years in this area, this 
development will put a strain on these schools. Redistricting will need to occur to provide the necessary capacity for 
this development as well as the other developments already approved in this area. 
 
Road widths to accommodate a bus and its turning radius must be considered, otherwise we will have a bus stop only 
at the entrance at Port Republic Road. 

 

Considerations:  
Stone Spring Urban Development Area Plan 
This site is located within the Boyers Crossing Focus Area of the Stone Spring Urban Development Area (UDA) Plan, 
designated as a Transition Zone. This proposed development is not inconsistent with the Stone Spring Urban 
Development Area (UDA) Plan. 

 
Rockingham County Public School (RCPS) Capacity 
Due to the cumulative development approved and scheduled to be built-out over the next few years in this area, this 
development will put a strain on the schools in this area. It is projected that redistricting will need to occur to provide 
the necessary capacity for this development as well as the other developments already approved in this area. 
 
Public Roadway Connectivity 
This project adjoins Boyers Crossing to the south, an approved planned development that would connect Port Republic 
Road to Boyers Road (Rt 704) by a new public road upon build-out of both developments (see image below). Boyers 
Crossing has not yet submitted a site plan, therefore, there is no timeline as to when the public road connection to 
Boyers Road will be made. If approved, the currently proposed Redwing LLC development could build-out prior to the 
adjoining Boyers Crossing project developing, thus restricting access to and from the 68-unit Port Place development 
to Port Republic Road until the connection to Boyers Road is made.  
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Port Republic Road Emergency Response Station 

The proposed non-signalized full access entrance and proposed public road extension at Port Republic Road raises 
concerns for the Department of Fire and Rescue as this entrance lines up directly across from the Port Republic 
Emergency Response Station which has existing traffic concerns for emergency apparatus entering and leaving the 
station. Due to these concerns, Fire and Rescue provided comment that the applicant could include a recommendation 
or proposal for traffic management in accordance with VDOT regulations and that a traffic safety / traffic control 
management analysis could be conducted in relation to the fire station and response of emergency vehicles.  

Port Republic 
Emergency 
Response Station 

Boyers Crossing Development 
(Approved: 9/28/2022) 

Redwing LLC Development 
(Currently Proposed) 
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Port Place 

Townhomes 
Port Republic Road 

Harrisonburg, VA 
 

November 

22, 2024 

 

Mr. Kelly Getz 

Zoning Administrator 

Rockingham County 

20 East Gay Street 

Harrisonburg, VA 

22802 

 

PORT PLACE 
 

PLAN DESCRIPTION  
 

The property contract purchaser, Redwing LLC, submits this Plan Description as part of 

its proposal to rezone County TMP 125-A-20 & 20D containing a combined 6.63 acres 

from General Agricultural (A-2) to Planned Multi-Family (PMF).  The Master Plan 

prepared by Balzer and Associates, dated November 22, 2024, depicts the proposed general 

development on the subject property located in Rockingham County, Virginia. 

 

Project Description 

 

The Port Place Master Plan incorporates several key features found in the Stone Spring 

Urban Development Area Plan including: 

 

• Ornamental trees will be placed along Port Republic Road at a spacing to equate to 

an average of forty feet (40’) on center dependent upon sight distance and utility 

easement limitations. 

• Development shall include, at minimum, 15% common area, as depicted on the 

Master Plan. 

• Interconnected pedestrian sidewalks for internal circulation within the 

development. 

• A dedicated public street providing connectivity to adjacent parcels and to Port 

Republic Road. 

• Connectivity to an existing sidewalk along Port Republic Road that provides access 

to Sentara RMH hospital and existing commercial development. 

 

 

 



  Page 2 of 2 

 

Water & Sewer 

 

Public water and sewer services are available to serve the proposed development.  An 

easement has been secured for access to public water and sewer on an adjacent parcel.  Said 

easement is deeded and recorded in the Clerk’s Office of the Circuit Court of Rockingham 

County in Deed Book 5802, Page 143 (Inst # 2024-09531). 

 

  

Unit Type 

 

The planned development is to include townhome residential units with fee-simple 

ownership.  The buildings have been oriented on the site to avoid rear yards fronting Port 

Republic Road.  Side yards have either been set back away from Port Republic Road, or 

will utilize a landscape buffer.  The proposed structures will be multi-story with garages.  

The finished inhabitable space shall not exceed thirty feet (30’) in height.  There is 

proposed a maximum of sixty eight (68), three (3) bedroom units. 

 

 

Property Management 

 

Port Place will establish a Home Owner’s Association to maintain community standards 

and to provide maintenance for the development.  Restrictive covenants and an 

architectural review committee will be established. 

 

 

Phasing 

 

No more than 34 building permits for individual townhouse dwelling units shall be issued 

within any rolling twelve (12) month period.   
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