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Election District 3

Comprehensive Plan
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REZ16-331
MLK Preston Lake, LLC
Zoning from R-5 to R-5

GENERAL INFORMATION
OVERVIEW / BACKGROUND

In December 2005, the Board approved a master plan for a traditional
neighborhood development southwest of the intersection of Massanetta Springs
Road (Rt. 687) and Spotswood Trail (U. S. 33) submitted by Preston Lake, LLC,
a subsidiary of the Hine Group, LLC. This property was comprised of 124.64
acres rezoned from A-2 (General Agricultural) to R-5 (Planned Residential) and
20.94 acres rezoned from A-2 (General Agricultural) to PCD (Planned
Commercial Development). The Residential Neighborhood, zoned R-5, included
346 townhouses and 120 single-family detached houses for a density of 3.74
units per gross acre.

In September 2007, the Board approved an amendment to the master plan that
increased the density and revised the layout in the Residential Neighborhood.
The single-family detached houses were reconfigured to allow an additional 8
detached houses, bringing the density to 3.80 units per gross acre. The
orientation of the southernmost section of townhouses was also changed to not
directly face the Massanetta Springs Conference Center.

In 2013, the Residential Neighborhood was purchased by MLK Preston Lake,
LLC. MLK Preston Lake, LLC amended the master plan in three ways. First,
three adjacent parcels to the southwest along Boyers Road, totaling 11.58 acres,
were added to the master plan and rezoned to R-5. Second, two of the internal
streets, Clubhouse Hill Road and Charleston Boulevard, were extended and
realigned to serve the above referenced parcels. Third, two new product types
were added to the master plan, multifamily housing and four-unit attached
homes, called “quads”. This increased the total number of units to 819 and the
density of the development to 5.87 units per gross acre.

In 2015, The Board approved a series of amendments to the master plan that did
not impact the use or the density of the project. First, a round-about located at
the intersection of Preston Lake Boulevard and Charleston Boulevard and an
alley between Marion Square and Charleston Boulevard were removed. Second,
several banks of townhomes were converted to an alternate design type without
a detached garage, and a new unit type, duplex, replaced six single-family
detached units located south of Boyers Road and east of Preston Lake
Boulevard.

PROPOSED MASTER PLAN REVISIONS
The applicant has requested to amend the Master Plan showing one large multi-

family building, 15 quad-plex buildings, and 6 duplex units converted into 12
smaller multi-family buildings and 6 townhouse units. The applicant also requests
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to allow more flexibility for undeveloped parcels currently restricted to single-
family detached units to allow single-family detached units or duplex units.

COMPREHENSIVE PLAN

The Comprehensive Plan identifies this area as Community Residential.
ZONING AND EXISTING LAND USE

No additional comments have been submitted by the Zoning Administrator.

Adjoining Properties and Uses

Direction From Site Zoning Existing Land Use
North General Agricultural District Home sites
(A-2)
East General Busml?ss District (B- Undeveloped
South Planned Residential District Preston Lake
(R-5)
Medium Density Residential .
West District (R-2) Home sites

STAFF AND AGENCY ANALYSIS
UTILITIES

Public Works

As presented, the total unit count for the development will not exceed what was
presented under the previous master plan. Project water and sewer flows should
not be affected by the proposed rezoning. Water and sewer capacity is available
with mainline extensions being installed by the applicant as future phases are
developed. Any water mains installed under Stone Spring Road to serve the
proposed multi-family unit on the north side need to have crosses installed in the
roadway right of way with 16” branches for future extensions.

PUBLIC FACILITIES

Fire & Rescue

The property is located within the Hose Company #4 Port Republic Road sub-
station and the Harrisonburg Volunteer Rescue Squad’s respective first due
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areas.

Our office has no concerns with the change to the master plan. 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.

TRANSPORTATION

Traffic Counts
Road Classification Geometry Traffic Count* Z%Zt:éj
I | Tt | “Himeet| 0w | som
ST | e | 7508 | WG | s
I?Ig)éirtse F;gj;j Local Street l_lzi;'ha\ll\r;aey 3,900 vpd 45 mph

* Vehicles Per Day (VPD)

VDOT

1.

3.

The subject rezoning (revised master plan) will not have a significant
impact to the roadway network above the development potential that has
already been approved.

The revised master plan reduces inter-parcel access by eliminating a
connection to Preston Lake Blvd. These inter-parcel connections are
paramount to large scale developments of this nature. With Preston Lake
being marketed as a mixed use development and promoting easy access
between residential and commercial, every effort needs to be made to
maximize connectivity. Inter-parcel connectivity also reduces the traffic
potential out on the major roadways which leads to a safer and less
congested roadway network.

VDOT is not in favor of the additional access onto Route 704 (Boyers
Road) between Route 280 and Preston Lake Blvd. With direct access
being maintained onto Preston Lake Blvd. and Route 280, VDOT deems
that an additional ingress/egress on Route 704 (Boyers Road) is not
necessary and could have a detrimental effect to the overall roadway
network. In addition, it appears that as of today, sight distance at this
entrance could be an issue. Considerable grading will need to occur and it
appears that a sight line easement could be necessary. VDOT prefers that
the secondary access on Boyers Road be omitted from the master plan.
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SUMMARY
Considerations

On November 16, staff presented a request for Board Determination regarding a
request from MLK Preston Lake, LLC to amend the Preston Lake master plan
without holding a public hearing. Under the Code of Virginia, §15.2-2302,
subsection B:

“... where an amendment to proffered conditions is requested by
the profferor, and where such an amendment does not affect
conditions of use or density, the board may waive the requirement
for a public hearing ...”

The Board reviewed this application and determined that the public hearing could
be waived because the amendments to the master plan do not impact use or
density.

With the change of unit type, from one large multi-family building, 15 quad-plex
buildings, and 6 duplex units converted into 12 smaller multi-family buildings and
6 townhouse units, and with the added flexibility for several parcels to be
developed either as single-family detached units or as duplex units, the Preston
Lake development remains a planned residential community with a variety of
housing types, as described in the proffered narrative statement.

Staff Recommendation: Approval November 30, 2016

This amended Master Plan retains the original intent of the approved Preston
Lake Master Plan for the development of a planned residential community with a
variety of housing types. Whereas this remains in conformance to the
Comprehensive Plan, staff recommends approval.

Planning Commission Recommendation:

Board Decision:




