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Planning Commission Meeting Agenda 
July 5, 2022 
Board Meeting Room at 6:30 p.m. 
 
1. Call to Order - Chairman Loomis 
2. Pledge of Allegiance and Invocation – Commissioner Rohrer 
3. Approval of Minutes from June 7, 2022, Regular Meeting 
4. Public Hearing 
 

Comprehensive Plan Amendment 
CPA22-1580 Amendment to the Comprehensive Plan Transportation Chapter to include 
improvements to the intersection of US 340 and Island Ford Rd, and improvements 
recommended in VDOT’s US 33 Arterial Management Plan. 
 
Ordinance Amendment 
OA22-1581 Amendment to the Rockingham County Code, Chapter 17 (Zoning Ordinance), 
Section 17-607, Supplemental Standards for Certain Land Uses, to add supplemental 
standards for “Kennel Operation, Commercial”. 
 
Rezoning Case 

REZ22-1310 Gas City LLC, 17768 Braemar Pl, Leesburg VA. This request is to rezone 
31.248 acres from A-2 (General Agricultural) to BX (Business Interchange). The property is 
located 0.2 mile north from the interstate overpass at Exit 257 in Mauzy. Tax Map #67-(A)- L66 
& L67A. Election District 1. 

 

5. Rezoning Request Not Requiring a Public Hearing 

REZ22-1438 Great Eastern Resort Corporation, PO Box 6006, Charlottesville VA. This is a 
request to update unit labels to better identify uses and amenities in the Woodstone Meadows 
Master Plan. The property is zoned R-5 (Planned Neighborhood District). Election District 5. 
At its May 25, 2022 meeting, the Board of Supervisors waived the requirements to hold public 
hearings in accordance with the Code of Virginia Section 15.2-2302.B. 

 
6. Unfinished Business  

REZ22 1161 Faris Al Anbari, 79 Bear Crossing Ct, Penn Laird VA. This request is to rezone 
2.337 acres from B-1 C (General Business with Conditions) to R-3 C (General Residential 
with Conditions). The property is located on the west side of Bear Crossing Ct, on the south 
side of Spotswood Trl (Rt 33). Tax Map #126F-(9)- L9, L10, L11, & L12.  Election District 3. 
This request was tabled on June 7, 2022. 
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Rezoning Case Report 
REZ22-1310 

Gas City, LLC 
 

Location Located 0.2 mile north from the interstate overpass at Exit 257 

Tax Map# 67-(A)- L66 & L67A 

Acreage 31.248 acres 

Present Zoning A-2 (General Agricultural District) 

Proposed Zoning BX (Business Interchange District) 

Election District District 1 

Comprehensive Plan Agricultural Reserve 

Staff  Recommendation of Approval, June 28, 2022 

Planning Commission  

Board of Supervisors  

 
 
  

County of Rockingham  
Department of Community Development 



 

 

 
OVERVIEW 
The applicant is requesting to rezone the 31.248-acre parcel from A-2 (General Agricultural) to 
BX (Business Interchange). The BX district provides services to the interstate-travelling public 
within a concentrated location. No proffers have been submitted to limit the uses, and therefore 
all BX uses shall be considered. 
 
STAFF AND AGENCY ANALYSIS 
PLANNING & ZONING 
Although this property is designated as Agricultural Reserve in the Comprehensive Plan, and is 
not located within an urban growth area, it lends itself more towards a commercial service 
business use with the proximity to the interstate. The Comprehensive Plan speaks to service 
businesses in relation to tourism and that the traveling public brings in visitors who spend money 
locally but then leave the area, and do not require extensive levels of public services. Tourism 
also relies in part on resources that cannot be created such as scenic beauty, which this area can 
provide to the traveling visitor. 
 
The BX district provides services to the interstate-travelling public within a concentrated location. 
The BX district shall be situated within a ½ mile of an interstate interchange as measured from 
the center point where the road overpass crosses the interstate. This property is located 0.2 mile 
from the interstate overpass. The BX district is not required to be located inside an urban growth 
area and has no minimum lot size. This request meets the requirements of the Business 
Interchange District. 
 
FIRE AND RESCUE 
This rezoning request is located within the Broadway Volunteer Fire Department and Broadway 
Volunteer Rescue Squad's respective first due area. This project will need to meet the 
requirements of the Rockingham County Fire Prevention Code. 
 
BUILDING SERVICES 
Building Services has no comments. 
 
ROCKINGHAM COUNTY PUBLIC WORKS 
Rockingham County water and sewer is not available in this area. Public Works has no comment 
at this time. 
 
ROCKINGHAM COUNTY PUBLIC SCHOOLS 
RCPS has no comments. 
 
ENVIRONMENTAL SERVICES 
Environmental Services has no comments.  
 
VIRGINIA DEPARTMENT OF HEALTH 
Water supply is a proposed waterworks to be regulated by the Office of Drinking Water. Sewage 
disposal system is a proposed Discharge system to be regulated by DEQ. 
 
VIRGINIA DEPARTMENT OF TRANSPORTATION 
VDOT has reviewed the request to rezone 31.248 acres from A-2 (General Agriculture to BX 
(Business Interchange) and a special use request for a truck wash, repair, and parking on the 
same property and is providing the following comments: 
 



 

 

Traffic Data: See Traffic Impact Analysis (TIA). 
 
The rezoning required a VDOT Chapter 527 which has already been reviewed and approved by 
VDOT. The conditional approval letter and TIA is in included with the application. The TIA was 
performed based on a 10,000-sf convenience store, 12 car fueling positions, 8 diesel fueling 
positions, and a single 2,000 sf fast-food restaurant. The recommendations resulting from the 
TIA can be found on page 39 of the analysis. Note that the most recent version of the 
preliminary site plan has changed from separate truck/car entrances to a single consolidated 
entrance, which is reflected in the approval letter. 
 
VDOT will review the site plan to ensure the location and design meets all VDOT requirements. 
 
 
Staff Recommendation            Approval, June 28, 2022 
Staff finds this request to be consistent with the requirements and intentions of the Business 
Interchange District, and therefore recommends approval. 
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             LAND USE MEMORANDUM|HARRISONBURG RESIDENCY 

 

 
3536 North Valley Pike    |    Harrisonburg, VA  22802    |    Ph.  (540) 434-2587 

DATE: April 7, 2022 

TO: Natalie Rupinski, Ramey Kemp Associates                                 

FROM: David B. Atwood, P.E., Area Land Use Engineer 

RE:   Exit 257 Travel Center Rezoning Traffic Impact Analysis 
                  Tax map # 67-(A)-L66, L67A (31.248 acres) 
_________________________________________________________________________________ 
VDOT has reviewed the above referenced Traffic Impact Analysis (TIA) dated 2-22-2022.  VDOT will not 
require an additional revision to the TIA, but is offering the following conditional comments based on the 
combined Residency and District review: 

1. VDOT understands that the most recent version of the preliminary site layout has combined the 
separate truck and passenger vehicle entrances into a single entrance at the approximate location of 
the passenger vehicle entrance shown in this study.      

2. Due to the high volume of right turns, VDOT has concern about conflicts the turning vehicles, 
particularly the trucks, may have with the sight lines of vehicles exiting the travel center.  Should this 
development reach site plan (design) stage, VDOT will request that the right turn lane be offset to 
reduce the sight conflicts within the sight triangles.   

3. All yellow change and all-red intervals were coded as four and two seconds, respectively.  Please note 
that in future studies, the model should reflect the intervals in the controllers that have been 
implemented per IIM-TE-306.1. 

4. A copy of the TIA and these comments will be made part of the review packets at the time of 
rezoning.  Concurrence with this TIA does not represent a favorable or unfavorable view of the 
rezoning by VDOT. 

 

Thank you for the opportunity to comment.  Please feel free to contact me at 540-434-2587 if you have 
any questions or concerns. 

Sincerely,  

 
David B. Atwood, P.E.  
VDOT | Area Land Use Engineer 
 






