
City Council

City of Harrisonburg

Meeting Agenda - Final

409 S. Main Street

Harrisonburg, VA 22801

Council Chambers7:00 PMTuesday, July 28, 2026

1.  Roll Call

2.  Moment of Silence

3.  Pledge of Allegiance

4.  Special Recognition

5.  Consent Agenda (any item placed on the consent agenda shall be removed and 

taken up as a separate matter, if so requested by any member of Council, otherwise all 

items will be voted on with one (1) motion)

Minutes from the July 14, 2026 City Council Meeting5.a.

MinutesAttachments:

6.  Public Hearings

7.  Regular Items

Consider approval of the proposed archway design by Maxwell Emcays for the entry 

to the Spraygrounds at Ralph Sampson Park

7.a.

Memorandum

Presentation

Attachments:

Consider advertising Real Estate delinquent taxes for years 2023 & 20247.b.

Letter to advertise delinquent RE taxes 2023-2024

Memorandum RE Advertising 2026

Attachments:

Consider removing delinquent Real Estate taxes for 2005 and delinquent Personal 

Property taxes for 2020

7.c.

2005 RE Bills Written Off

2020 PP Bills Written Off

Letter to Write off taxes 2026

Memorandum Write-Offs 2026

Attachments:
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Consider adopting a Resolution of Support for eight (8) VDOT Smart Scale Grant 

program applications.

7.d.

Memorandum

Resolution

Presentation

Attachments:

Consider a request from Marilyn S. Pendlebury to rezone 1340 South Main Street7.e.

Memorandum

Public Comment

Extract from Planning Commission

Site Maps

Application and Supporting Documents

PC Memorandum

Notice of Public Hearing

Surrounding Property Owners Notice

Presentation

Attachments:

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 

South Main Street (to allow multifamily buildings with more than 12 units)

7.f.

Memorandum

Public Comment

Extract from Planning Commission

Site Maps

Application and Supporting Documents

PC Memorandum

Notice of Public Hearing

Surrounding Property Owners Notice

Presentation

Attachments:

Page 2 City of Harrisonburg Printed on 7/23/2026

2

https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=dc7bb0d3-26bc-4615-896d-8e99f7ee4ed0.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=42fac841-1410-4614-a0aa-27b7d8d41f5d.docx
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=33603365-3c24-4252-b05e-4d5eb6658795.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=d654798d-d186-4961-83e0-ffcc9d92282c.docx
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=ea279b8c-589a-4108-a689-e8e88757089d.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=b9490901-daae-4746-ae4b-f638f85b6b3d.docx
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=ac725249-00fe-49d7-8162-4b3d26a5a166.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=c99b1134-6ae4-4941-ac73-89c3e6074c71.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=5b930a19-fe4e-4e08-b881-063107612e23.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=44ff5df4-a691-4297-823b-e90f0df1d0cb.docx
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=9ea750ac-d51a-4c92-8c9e-8b3de9c40121.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=9bc7f931-2959-4445-a982-4abc2ddf923b.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=ea32c809-52ef-45c4-9ed6-c2ada12b9ccb.docx
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=70018cbf-5b8d-402d-a364-5c2e59d18bd7.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=95300a45-d22e-4f02-8267-88422f893ce4.docx
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=4d614e3b-6fe5-4d34-87b6-5858e683c133.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=a8393c81-8254-45b2-8b71-df0d4e2a1ffa.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=2ebbe6d0-d7eb-4eb2-9931-b6a018c2dc4c.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=544e6984-a75a-470b-a57f-6a14ab3010c5.docx
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=d90767dc-0bef-407e-840b-f0e1afd56f17.pdf
https://harrisonburg-va.legistar.com/gateway.aspx?M=F&ID=b339c1ca-7b9e-4be1-b90c-31cc1d9ad7aa.pdf


July 28, 2026City Council Meeting Agenda - Final

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 

South Main Street (to allow retail, offices, restaurants, etc.)

7.g.

Memorandum

Public Comment

Extract from Planning Commission

Site Maps

Application and Supporting Documents

PC Memorandum

Notice of Public Hearing

Surrounding Property Owners Notice

Presentation

Attachments:

Presentation of the proposed Legislative Strategy7.h.

Memorandum

Presentation

Attachments:

Consider adopting a Resolution and Policy regarding the use of Automatic License 

Plate Recognition Systems in the City of Harrisonburg

7.i.

Memorandum

Policy

Resolution

Attachments:

Consider adopting an amendment to Section 7-2-19(b)(7) of the City Code, 

Conservation of water during emergencies or drought of the Harrisonburg City Code

7.j.

Memorandum

Current ordinance reflecting recommended amendments

DEQ Letter

DEQ Summary Sheet

Attachments:

8.  Supplementals

Consider a supplemental appropriation for the Harrisonburg City School Board8.a.

Memorandum

Supplemental Appropriation

School Finance Director Memorandum

Attachments:

9.  Other Matters

9.a.  Comments from the public, limited to five minutes, on matters not on the regular 

agenda. (Name and address are required)
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9.b.  City Council and Staff

10.  Boards and Commissions

Visit http://www.harrisonburgva.gov/boards to see current and upcoming vacancies.

Harrisonburg Rockingham Regional Sewer Authority10.a.

HRRSA letter 2026

HRRSA By-Laws

Attachments:

11.  Adjournment

NOTE TO THE PUBLIC:

Residents/Media will be able to attend the meeting.

The Public can also view the meeting live on:

• The City’s website, https://harrisonburg-va.legistar.com/Calendar.aspx 

• Public Education Government Channel 1072

A phone line will also be live where residents will be allowed to call in and speak with City 

Council during the Public Hearings and the Public Comments portion of the night’s 

meeting.   We ask those that wish to speak during the public comment period to not call 

in until after all the public hearings and public comment on those have been heard.  This 

will avoid anyone calling on any other item from holding up the queue and then being 

asked to call back at a later time. 

The telephone number to call in is:  (540) 437-2687 

Residents also may provide comment prior to the meeting by visiting this page: 

www.harrisonburgva.gov/agenda-comments

Interpretation Services

Language interpretation service in Spanish, Arabic and Kurdish is available for City 

Council  meetings. To ensure that interpreters are available at the meeting, interested 

persons must request the accommodation at least four (4) calendar days in advance of 

the meeting by contacting the City Clerk at (540) 432-7701 or by submitting a request 

online at: www.harrisonburgva.gov/interpreter-request-form

El servicio de intérpretes inglés-español está disponible para las reuniones públicas del 

consejo municipal. Para asegurar la disponibilidad de intérpretes, cualquier interesado 

deberá solicitar la presencia de un intérprete al menos cuatro (4) días calendarios antes 

de la reunión comunicándose con la Secretaría Municipal al (540) 432-7701 o por medio 

de la página por internet al: https://www.harrisonburgva.gov/interpreter-request-form
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Subject:
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409 S. Main Street

Harrisonburg, VA 22801City of Harrisonburg

Meeting Minutes - Draft

City Council

7:00 PM Council ChambersTuesday, July 14, 2026

1.      Roll Call

Mayor Deanna R. Reed, Vice-Mayor Dany Fleming, Council Member Laura Dent, 

Council Member Nasser Alsaadun and Council Member Monica Robinson
Present: 5 - 

City Manager Ande Banks, City Attorney Chris Brown, City Clerk Pam Ulmer, 

Chief Matthew Tobia and Police Chief Joseph Tucker
Also Present: 5 - 

1.a. Authorize electronic participation

A motion was made by Vice-Mayor Fleming, seconded by Council Member Robinson, to 

approve the virtual attendance of Council Member Alsaadun. The motion carried with a 

recorded roll call vote taken as follows:

Yes: Mayor Reed, Vice-Mayor Fleming, Council Member Dent, Council Member 

Alsaadun and Council Member Robinson

5 - 

No: 0   

2.      Moment of Silence

Mayor Reed offered a moment of silence

3.      Pledge of Allegiance

Mayor Reed led the Pledge of Allegiance

4.      Special Recognition

4.a. Presentation of the World Refugee Day proclamation to Church World Services

Mayor Reed read the proclamation of World Refugee Day to Susannah Lepley, 

director and  Onyx Myanda, Church Word Services. Ms. Lepley thanked Council 

for their support.  Ms. Myanda shares reasons why refugees come to the US and 

the things they go through to get here. 

5.      Consent Agenda (any item placed on the consent agenda shall be removed and 

taken up as a separate matter, if so requested by any member of Council, otherwise all 

items will be voted on with one (1) motion)

A motion was made by Council Member Robinson, seconded by Council Member Dent, to 

approve the consent agenda as presented.  The motion passed with a roll call vote as 

follows:

Yes: Mayor Reed, Vice-Mayor Fleming, Council Member Dent, Council Member 

Alsaadun and Council Member Robinson

5 - 
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No: 0   

5.a. Minutes from the June 23, 2026 City Council Meeting

These minutes were approved on the consent agenda

5.b. Consider the special event application request for the annual Race to Beat Breast 

Cancer 5k Run/Walk on Saturday, October 24, 2026.

This special event application was approved on the Consent agenda.

5.c. Consider the special event application request for HDR’s Skeleton Festival on 

October 24, 2026 from 1-5pm.

This special event application was approved on the Consent agenda.

6.      Public Hearings

6.a. Consider a request from Sean Ryan and Lisa Lopez-Ryan for a special use permit 

to allow short-term rental at 453 West Water Street

Thanh Dang, deputy director, Community Development, presented a request for a 

special use permit for property located at 453 W. Water Street, for a short term 

rental.   She reviewed by-right homestays versus short-term rentals by SUP; the 

property, and the staff recommended conditions. 

She stated staff and Planning Commission (5-0) recommended approval 

At 7:14 p.m., Mayor Reed closed the regular session and called the first public 

hearing to order.  A notice appeared in the Daily News-Record on Wednesday, 

July 1, 2026 and Wednesday, July 8, 2026

There being no one desiring to be heard, Mayor Reed closed the public hearing at 

7:15 p.m., and the regular session reconvened. 

A motion was made by Council Member Dent, seconded by Council Member Robinson, to 

approve the Special Use Permit with staff recommended conditions as presented.  The 

motion carried with a roll call vote as follows:

Yes: Mayor Reed, Vice-Mayor Fleming, Council Member Dent, Council Member 

Alsaadun and Council Member Robinson

5 - 

No: 0   

6.b. Consider a request from Honest Meats LLC for a special use permit to allow a 

meat processing and storage facility at 256 Charles Street

Thanh Dang, deputy director, Community Development, presented a special use 

permit request for property located at 256 Charles Street, for a meat processing 

facility and storage plant in conformance.  She reviewed the property, the history 

of the use of the property, and ordinances related to meat processing.  She 
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reviewed the staff recommended conditions.  

She stated staff and Planning Commission (5-0) recommended approval of the 

request.

At 7:20 p.m., Mayor Reed closed the regular session and called the second public 

hearing to order.  A notice appeared in the Daily News-Record on Wednesday, 

July 1, 2026 and Wednesday, July 8, 2026

Todd Rhea, representative of the applicant, spoke on the property and the 

business; 

At 7:22p.m., Mayor Reed closed the public hearing and the regular session 

reconvened.

A motion was made by Vice Mayor Fleming, seconded by Council Member Robinson, to 

approve the Special Use Permit with staff recommended conditions as presented.  The 

motion carried with a roll call vote as follows:

Yes: Mayor Reed, Vice-Mayor Fleming, Council Member Dent, Council Member 

Alsaadun and Council Member Robinson

5 - 

No: 0   

7.      Regular Items

7.a. Presentation of the Board of Zoning Appeals’ 2024 and 2025 Annual Reports

Thanh Dang, deputy director, Community Development, presented the Board of 

Zoning Appeals (BZA) Annual Reports for 2024 and 2025.  

Vice Mayor Fleming stated these reports reflect how well staff explains zoning 

processes and that the need for appeals is very minimal. 

This Report was received and filed.

8.      Other Matters

8.b.  City Council and Staff

Mayor Reed stated she is happy to see a diverse group in Council Chambers and 

that it tells her that it is not just one set of people who are interested in this topic.  

She stated he had the opportunity to speak with the de-Flock group last week as 

well as another small group, and she appreciated the time she spent learning 

more about the concerns of the Flock cameras.  She spoke on her outreach to 

other localities that have removed the Flock cameras, and stated the community 

has been heard. 

Council Member Robinson spoke on how thankful she is for those who have 
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reached out, sent emails, phone calls, etc.  She stated she is thankful that there is 

interest in the protection of constitutional rights and that local government is being 

held accountable.  She spoke further on her support to remove the Flock cameras 

from the city, the concerns of the residents, and her recommendations to staff 

regarding Automatic License Plate Readers (ALPRs).  She also spoke on the 

passing of a resident. 

Chris Brown, city attorney, spoke on the process of creating a policy regarding the 

prohibition of ALPRs in the city. 

Vice Mayor Fleming spoke on his support against ALPRs and is asking to direct 

staff to work on the policy for the next City Council meeting. 

Council Member Dent stated she appreciates the expression of constitutional 

rights and the activity of the residents to express their grievances.  She thanked 

Chief Tucker, Chief, Harrisonburg Police Department, for his desire to build trust in 

the community. 

Council Member Alsaadun stated he appreciated the community discussions 

regarding the Flock cameras, and he remains committed to working with everyone 

to find the best for the city and that Council reflects that as well.  

8.a.  Comments from the public, limited to five minutes, on matters not on the regular 

agenda. (Name and address are required)

The following spoke against Flock camera's and ALPR's: 

Notka,

Marlin Copeland, 1130 Decca Drive

Luna, 422 Harriston Rd.

Karen Thomas, 

Michael Hollaman, 

Kris Hoover, executive director, New Bridge Immigrant Resource Center

Casper O'Bere

Eva Peirce, 1114 Rockingham Dr.

Harold Martin, College Ave.

Theresa, 91 1/2 Franklin St. 

Rev. Laura Minnick-Lockey

Nathan Coffman, Hillside Ave.

Mitchell Palmer,

Evan Bates,

Matthew Boucher,

Chase Dunn, Beacon Hill,

Steele

Charlie

Emily Rourke, 

Ashley Fore

Esmerelda Mendoza,

Sam,
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Tim Cummings, Sunset Heights

Teresa Hinckley,

Adam Dorawind, 

Thomas Davidson, 

Olivia, 

Hannah Whitmer, 

Bryce,

David Polgar,

Allie Haverty,

Otter Redman,

Stan Hockstettler, 

"B"

Charles,

Isaac, 

Eric Olsengetty,

Pamela Cook spoke in favor of the Police Department: 

10.b.  City Council and Staff (Continued)

Discussion took place regarding the trust and support of Council to the Police 

Department and HPD'scommunity engagement to continue building that trust.  

Council Member Dent spoke on the recent NLC Summer Board Leadership 

meeting.  

9.      Boards and Commissions

9.a. Harrisonburg Rockingham Regional Sewer Authority

A motion was made by Council Member Dent, seconded by Vice Mayor Fleming, to reappoint 

Matthew Light and Brad Chewning to terms to expire July 15, 2030.  The motion carried with 

a unanimous voice vote.

10.      Closed Session

11.      Adjournment

At 9:38 p.m., there being no further business and on motion adopted, the meeting 

was adjourned.

               ________________________         ________________________

                CITY CLERK                                     MAYOR
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City of Harrisonburg

Legislation Text

City Hall
409 South Main Street

Harrisonburg, VA 22801

File #: ID 26-265, Version: 1

Subject:
Consider approval of the proposed archway design by Maxwell Emcays for the entry to the
Spraygrounds at Ralph Sampson Park
Presented By:  Chris and Steve Carpenter, donors
The 6,000-square-foot Spraygrounds at Ralph Sampson Park opened July 1, 2025, with 36 spray
features and interactive elements designed for various ages. Harrisonburg residents Steve and Chris
Carpenter wish to privately fund the design and installation of three public artworks at the
Spraygrounds. Upon completion, ownership of the artworks will be conveyed to the City of
Harrisonburg. A public meeting was held on November 20, 2025 to introduce the project to
community members, generating ideas for the new works of art and preferred locations. The project
committee (the Carpenters, with representatives from the City, Arts Council of the Valley, and the
Northeast Neighborhood) used feedback from the meeting to select the three locations and develop
content themes. The Arts Council issued a call for artists. The donors seek City Council permission to
proceed with hiring artist Maxwell Emcays to produce his submitted archway design for the entry to
the Spraygrounds.
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July 28, 2026  City Council Meeting 

Title 

Consider approval of the proposed archway design by Maxwell Emcays for the entry to the 

Spraygrounds at Ralph Sampson Park — Chris and Steve Carpenter 

Summary  

The 6,000-square-foot Spraygrounds at Ralph Sampson Park opened July 1, 2025, with 36 spray 

features and interactive elements designed for various ages. Harrisonburg residents Steve and 

Chris Carpenter wish to privately fund the design and installation of three public artworks at the 

Spraygrounds. On January 13, 2026 City Council approved for the Carpenters to issue three calls 

for artists. The Carpenters seek City Council permission to proceed with commissioning artist 

Maxwell Emcays to produce his submitted archway design for the entry to the Spraygrounds. 

Recommendation 

Option 1- Approve the proposed archway design by Maxwell Emcays for the entry to the 

Spraygrounds at Ralph Sampson Park 

Fiscal Impact 

No fiscal impact—100% donor funded 

Context & Analysis 

Steve and Chris Carpenter have lived in Harrisonburg for 23 years, actively attending church on 

the 400 Kelley Street site of the City’s historic segregated pool; and learning of the trauma the 

Northeast Neighborhood community experienced during 1950s-1960s Urban Renewal. 

Their exuberant experience of public art during their travels led the Carpenters to propose a 

collaboration designed to add an extra touch of creativity and joy to the new Spraygrounds, while 

also recognizing the neighborhood’s history.  

A public meeting was held on November 20, 2025 to introduce the project to community 

members, generating ideas for the new works of art and preferred locations. The project 

committee (the Carpenters, with representatives from the City, Arts Council of the Valley, and the 

Northeast Neighborhood) used feedback from the meeting to select the three locations and 

develop content themes.  
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On January 13, 2026 City Council approved for the Carpenters to issue three calls for artists. The 

Arts Council of the Valley then released these calls for artists on behalf of the Carpenters. Artists 

were encouraged to consider the designs and primary colors incorporated into the Spraygrounds; 

the history of the Northeast Neighborhood; and the joyful nature of children at play. Artist 

responses were returned in March 2026 and reviewed by an evaluation committee selected by the 

Carpenters. The committee recommended the archway opportunity be awarded to artist Maxwell 

Emcays based on the concept design he submitted. Mr. Emcays is the same artist selected for the 

roundabout sculpture. Mr. Emcays has a BFA from the University of Illinois and has spent over a 

decade developing public artworks across the United States. In his application he shared that his 

art often explores themes of social justice, education, unity, and cultural heritage while engaging 

local communities throughout the creative process.  

Upon completion, ownership of the artworks will be conveyed to the City of Harrisonburg 

This donation aligns with the Northeast Neighborhood Small Area Plan. The plan highlights that 

“while some public art exists—mainly along the western edge near N. Mason Street—there is an 

opportunity to strengthen Neighborhood identity and sense of place through the expansion and 

strategic placement of public art and public realm improvements.” In the Focus Area of History 

and Culture, Strategy 1.3 calls for incorporation of public art that raises awareness about what 

was lost during the Urban Renewal process and celebrates the Neighborhood's diversity of 

languages and ethnic backgrounds today through a variety of public art media (e.g., sculpture, 

performances, festivals).  

Options 

Option 1- Approve the proposed archway design by Maxwell Emcays for the entry to the 

Spraygrounds at Ralph Sampson Park 

Option 2- Deny the proposed archway design by Maxwell Emcays for the entry to the 

Spraygrounds at Ralph Sampson Park 
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Spraygrounds
Public Art Project
A privately-funded proposal 
for adding splashes of art 

to this community-friendly space!
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The Proposal
The 6,000-square-foot 
Spraygrounds at Ralph Sampson 
Park opened July 1, 2025, with 36 
spray features and interactive 
elements designed for various 
ages.
Last fall, Harrisonburg residents 
Steve and Chris Carpenter offered 
to provide $100,000 for design and 
installation of three Spraygrounds 
public artworks.
Upon completion, ownership of the 
artworks will be conveyed to the 
City of Harrisonburg.
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The Donors
Steve and Chris Carpenter have 
lived in Harrisonburg  for 23 years, 
actively attending church on the 400 
Kelley Street site of the City’s 
historic segregated pool; and 
learning of the trauma the Northeast 
Neighborhood community 
experienced during 1950s-1960s 
Urban Renewal.

Their exuberant experience of public 
art during their travels led the 
Carpenters to propose a 
collaboration designed to add an 
extra touch of creativity and joy to 
the new Spraygrounds, while also 
recognizing the area’s complicated 
history. 
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Artwork 
Locat ions

Three Spraygrounds locations are 
proposed for this project:
A) East exterior wall of the 

bathhouse/pumphouse, facing 
the Spraygrounds, for a mosaic 
installation.

B) Main entry to the Spraygrounds, 
to provide a welcoming archway 
over the sidewalk, similar to 
arches at A Dream Come True 
playground and the new Kids 
Castle.

C) Roundabout near the entrance to 
the Spraygrounds, for sculptural 
work(s) depicting children at play.
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Roundabout: Artist Maxwell Emcays

Roundabout Sculpture
Updated 3D image of design 
approved by City Council 
April 14, 2026.

Actual sculpture 
will feature bright colors.
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Archway Design:  Artist Maxwell Emcays
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Main Entry Archway Location
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Harris Pool Sign & Mosaic Locations
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Proposed Signage for Pumphouse Wall
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Questions?
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City of Harrisonburg

Legislation Text

City Hall
409 South Main Street

Harrisonburg, VA 22801

File #: ID 26-266, Version: 1

Subject:
Consider advertising Real Estate delinquent taxes for years 2023 & 2024
Presented By:  Jeff Shafer

Section 4-1-29 of the Harrisonburg City Code requires me to ask if it is your desire to direct me to
advertise as unpaid, the delinquent real estate taxes for the years 2023 & 2024.

City of Harrisonburg Printed on 7/23/2026Page 1 of 1
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July 20, 2026  

 

Mr. Ande Banks, City Manager 
Ms. Deanna Reed, Mayor 
Honorable Members of City Council 
City of Harrisonburg 
409 South Main Street 
Harrisonburg, VA 22801 
 
      RE:  Advertisement of delinquent Real Estate taxes 
              for the years 2023 and 2024. 
 
Dear Mr. Banks, Mayor Reed, and Council Members: 
 
As is required under Section 4-1-29 of City Code, I am asking if it is your desire to direct me to advertise as 
unpaid, the delinquent real estate taxes for the years 2023 and 2024. 
 
This advertisement will be published in the Daily News-Record and on the City website in September after the 
required notification is mailed to the last known billing address of the taxpayers to be advertised. 
 
Thank you for your consideration. 
 
Respectfully yours, 
 
 
 
Jeffrey L. Shafer, MGT 
City Treasurer 
 
CC:  Ms. Pam Ulmer, Clerk 
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     City of Harrisonburg, Virginia 

Office of the City Manager 
 

      409 South Main Street            Ande Banks 
    Harrisonburg, VA  22802                          City Manager 

(540) 432-7701 / FAX (540) 432-7778 
  

 
                          

The City With The Planned Future 

 
 

TO: Ande Banks,  City Manager  

FROM:  Jeffrey L. Shafer 

DATE: July 20, 2026 

RE:  Agenda Item Request   

 
Summary:   Consider a request to advertise delinquent real estate taxes for tax years 2023 & 2024 
 

Background:     Section 4-1-29 of the Harrisonburg City Code requires me to ask if it is your desire to 
direct me to advertise as unpaid, the delinquent real estate taxes for the years 2023 & 2024 
 
Key Issues: n/a 
 
Environmental Impact:  n/a 

 

Fiscal Impact:  This is a collection tool to increase tax revenues. 

 

Prior Actions:   A notice giving each taxpayer thirty (30) days to pay their taxes will be sent out prior to 

advertisement in the Daily News Record in late August.  

 

Alternatives: (a) None 

 (b); or 

 (c)  

 

Community Engagement: n/a 
 
Recommendation:    
 
 
Attachments:   Delinquent RE taxes years 2023 & 2024; Letter to request advertisement 

 

26



RE: 

Page 2 
 

 
 

Review:  

The initiating Department Director will place in Legistar, in sequence of transmittal, the names of each department 

that must initial their review in order for this item to be placed on the City Council agenda. The completion of 

review only addresses the readiness of the issue for Council consideration. This does not address the 

recommendation for approval or denial of the issue.  

 
### 
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City of Harrisonburg

Legislation Text

City Hall
409 South Main Street

Harrisonburg, VA 22801

File #: ID 26-267, Version: 1

Subject:
Consider removing delinquent Real Estate taxes for 2005 and delinquent Personal Property taxes for
2020
Presented By:  Jeff Shafer

The Code of Virginia section 58.1-3940 stipulates the duration for collection of personal property tax as
five (5) years.  The duration for collection of real estate taxes as twenty (20) years.

City of Harrisonburg Printed on 7/23/2026Page 1 of 1
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July 20, 2026 

 

Mr. Ande Banks, City Manager 
Ms. Deanna Reed, Mayor 
Honorable Members of City Council 
City of Harrisonburg 
409 South Main Street 
Harrisonburg, VA 22801 
 

RE:  Delinquent taxes removed from our books due to 
expiration of collection time. 

 
Dear Mr. Banks, Mayor Reed, and Council Members: 
 
 
In accordance with the 4-1-36 from the Harrisonburg City Code, and 58.1-3940 from the State Code of Virginia, 
I respectfully request that personal property taxes for the year of 2020 and real estate taxes for the year 2005 
be removed from the Treasurer’s books as uncollectable. 
 
 2005 Real Estate               $  1,443.94  
 2020 Personal Property  $ 146,700.21 (Including VLFs, penalties and fees) 
 
The Code of Virginia section 58.1-3940 stipulates the duration for collection of personal property tax as five (5) 
years.  The duration for collection of real estate taxes as twenty (20) years.  At such time the Treasurer shall be 
given credit for such amounts and shall not be required to make further collections thereon. 

**Please note:  Any payments applied after the date of this letter will affect the charge off amount.  
Also, payments made after the taxes are removed from the active collection accounts are still posted 
against the remaining balance.  We have also recorded judgments against many of the personal 
property accounts with the General District Court and Circuit Court of Harrisonburg/Rockingham 
County.  This allows us to continue collection of these debts for an additional 20 years. 

 
Respectfully yours, 
 
 
 
Jeffrey L. Shafer, MGT 
City Treasurer 
 
CC:  Ms. Pam Ulmer, Clerk 

87



 
     City of Harrisonburg, Virginia 

Office of the City Manager 
 

      409 South Main Street            Ande Banks 
    Harrisonburg, VA  22802                          City Manager 

(540) 432-7701 / FAX (540) 432-7778 
  

 
                          

The City With The Planned Future 

 
 

TO: Ande Banks, City Manager  

FROM:  Jeffrey L. Shafer 

DATE: July 20, 2026 

RE:  Agenda Item Request   

 
Summary:   Consider the removal of real estate taxes for 2005 and personal property taxes for 2020 
 

Background:     The Code of Virginia section 58.1-3940 stipulates the duration for collection of personal 
property tax as five (5) years.  The duration for collection of real estate taxes as twenty (20) years. 
 
Key Issues: n/a 
 
Environmental Impact:  n/a 

 

Fiscal Impact:  Total collection rates for 2005 real estate taxes – 99.99%.  Total collection rate for 2020 

personal property taxes – 99.06%. 

 

Prior Actions:   

 

Alternatives: (a) None 

 (b); or 

 (c)  

 

Community Engagement: n/a 
 
Recommendation:    
 
 
Attachments:   Delinquent   RE list 2005 and PP list 2020, Letter to write-off delinquent taxes 
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RE: 

Page 2 
 

 
 

Review:  

The initiating Department Director will place in Legistar, in sequence of transmittal, the names of each department 

that must initial their review in order for this item to be placed on the City Council agenda. The completion of 

review only addresses the readiness of the issue for Council consideration. This does not address the 

recommendation for approval or denial of the issue.  

 
### 
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City of Harrisonburg

Legislation Text

City Hall
409 South Main Street

Harrisonburg, VA 22801

File #: RES 26-153, Version: 1

Subject:
Consider adopting a Resolution of Support for eight (8) VDOT Smart Scale Grant program
applications.
Presented By:  Thomas Hartman, PE, PTOE, Director of Public Works
All the projects listed will be submitted for funding through the Virginia Department of
Transportation’s (VDOT) Smart Scale grant program. The City of Harrisonburg has coordinated with
the Harrisonburg-Rockingham Metropolitan Planning Organization (MPO) to augment our ability to
apply for more funding. Each project has already passed a pre-screening process, and staff is
preparing the full applications. A requirement for submission of these projects is to include a
Resolution of Support from City Council..

City of Harrisonburg Printed on 7/23/2026Page 1 of 1
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July 28, 2026, City Council Meeting 

 

Title 

VDOT Smart Scale Grant Resolutions – Thomas Hartman, PE, PTOE, Public Works 

 

Summary 

Consider adopting a Resolution of Support for eight (8) VDOT Smart Scale Grant program 

applications. 

 

Recommendation 

Adopt the Resolution of Support 

 

Fiscal Impact 

The VDOT Smart Scale program is 100% grant funded, which means there is no City matching 

funds required. 

 

Context & Analysis 

All the projects listed below will be submitted for funding through the Virginia Department of 

Transportation’s (VDOT) Smart Scale grant program. The City of Harrisonburg has coordinated 

with the Harrisonburg-Rockingham Metropolitan Planning Organization (MPO) to augment our 

ability to apply for more funding.  Each project has already passed a pre-screening process, and 

staff is preparing the full applications. A requirement for submission of these projects is to include 

a Resolution of Support from City Council.   

 

Below is a summary of each project: 

North Mason Corridor Safety and Enhancement - The project will reconfigure North Mason 

Street to one travel lane in each direction with left turn lanes at intersections. The project will 

improve safety for drivers, pedestrians, and bicyclists at five intersections along the corridor, 

including a single lane roundabout at Gay Street. The project will also add a 10’ wide paved 

shared use path along the east side of North Mason Street, upgrade and construct sections of 

sidewalk, as well as make upgrades to a city bus stop. This application reflects the preferred 

alternative of the HRMPO North Mason Street Study and will improve safety and multi-modal 

connectivity in Downtown Harrisonburg.  
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Northend Greenway: Monroe Street to Downtown - The project will construct the final phase 

of the Northend Greenway, an 8’-10’ wide paved shared use path, between its existing terminus 

at Monroe Street to the intersection of North Main Street and Noll Drive downtown. The project 

is necessary to close a one-mile bike/ped infrastructure gap by connecting to the northern 

terminus of the RAISE funded Liberty Street cycle track, which combined with the Bluestone 

Trail, will result in an over six-mile continuous north/south protected bike and pedestrian route 

through the city. 

Chicago Avenue Corridor Improvements - The project will construct a varying width paved 

path and other related infrastructure improvements along the west side of Chicago Avenue from 

Mt. Clinton Pike to Greystone Street. The project will improve safety and connectivity by 

closing an existing gap in protected bike/ped infrastructure along this segment of Chicago 

Avenue where none currently exists. The project also fills an existing sidewalk gap along the 

south side of Greystone Street, installs a new high visibility crosswalk at Shenandoah Street, and 

makes upgrades to a city bus stop.  

MLK Jr. Way & East Market Street Multi-Modal Improvements - The project will 

reconfigure Martin Luther King Jr. Way between Reservoir Street and East Market Street from a 

four-lane undivided roadway to a three-lane roadway with a continuous left turn lane and a 

buffered 6’ sidewalk on the south side of the roadway. In addition, the project will upgrade the 

existing unbuffered 5’ wide sidewalk along East Market Street from Martin Luther King Jr. Way 

to Carlton Street to a 10’ wide paved shared use path therefore improving accessibility to a city 

bus stop. The project also rebuilds the signal at Martin Luther King Jr. Way and Reservoir Street 

as well as upgrades intersection curb ramps to meet ADA standards. This application reflects the 

results of a VDOT sponsored Ready, Set, Go study and aims to facilitate accessible bike/ped 

connections to new bike/ped infrastructure built as part of the US-33 Railroad and Exit 247 

Bridges Replacement project.  

Vine Street Corridor Safety - The project will improve safety for drivers, pedestrians, and 

bicyclists along Vine Street. The project will construct single lane roundabouts at Washington 

Street, add new left turn lanes on Old Furnace Road at Vine Street, and replace the existing 

signal at Vine Street and Old Furnace Road. The project will construct segments of sidewalk 

along Vine Street as well as new high visibility crosswalks and ped signals, resulting in 

continuous pedestrian infrastructure along the corridor. At the roundabout, the bicycle lanes on 

Vine Street will have ramps on the adjacent sidewalks to provide routing options and 

continuality. This application reflects the preferred alternative of the Vine Street STARS Study. 

Port Republic Road Improvements: Exit 245 and Forest Hill Road - The project will 

construct a second left turn lane on Forest Hill Road at Port Republic Road, resulting in the 

approach having one right turn lane and two left turn lanes. The project will construct a right turn 

lane on Port Republic Road at Forest Hill Road. The project will re-construct sidewalk impacted 
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by the project, and will add sidewalk on Forest Hill Rd. The project will construct a concrete 

median on Port Republic Road from Forest Hill Road to Hunters Road. The project will 

construct a shared use path on a parallel alignment behind two properties, connecting bicycle and 

pedestrian infrastructure to be constructed by other projects. A boarding and alighting area will 

be constructed for the bus stop on the east side of Port Republic Road. A pedestrian refuge island 

will be installed at the intersection with the I-81 NB on-ramp.  

Virginia Avenue Project Pipeline - The project will make multiple safety upgrades along the 

Virginia Avenue (VA-42) corridor from Gay Street to Old Windmill Circle including installation 

of crosswalks with curb bump outs and Rectangular Rapid Flashing Beacons (RRFBs) at 1st 

Street, 2nd Street, and 4th Street; lane reassignment at 3rd Street to add left turn lanes on the 

Virginia Avenue approaches; installation of approximately 50 feet of median at 5th Street, 

approximately 300 feet of median from the VMRC entrance to Acorn Drive, and construction of 

new sidewalk adjacent to Harmony Square Plaza, from Harmony Drive to Old Windmill Circle, 

and along the south side of Mt. Clinton Pike west from Virginia Avenue to the existing sidewalk 

at Common Good Marketplace. This application reflects the preferred alternative of the Virginia 

Avenue Project Pipeline Study. 

Port Republic Road Improvements: Devon Lane to Neff Avenue - The project will make 

multiple improvements at the intersections of Port Republic Road and Devon Lane and Port 

Republic Road and Neff Avenue/Peach Grove Avenue through the construction and extension of 

turn lanes, access management, and upgrade of crosswalks. On Port Republic Road between 

Devon Lane and Neff Avenue/Peach Grove Avenue, the project will reconfigure the roadway to 

accommodate a curb shift and construct a buffered 10’ wide shared-use path along the north/east 

side of the roadway. The reconfiguration includes removing the on-street bike lanes and, north of 

Deer Run, the two-way left turn lane. An ADA boarding and alighting area will be constructed at 

a city bus stop. This application reflects the preferred alternative of the HRMPO Port Republic 

Road Small Area Study. 

Options  

 

Attachments  

1. Resolution of Support 

2. Presentation 
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RESOLUTION OF SUPPORT FOR THE CITY OF HARRISONBURG 

SMART SCALE ROUND 7 GRANT APPLICATIONS 

 

At a regularly scheduled meeting of the Harrisonburg City Council held on Tuesday July 

28, 2026, on a motion by ____________________, seconded by _________________, the 

following resolution was adopted by a vote of ______ to ______:  

WHEREAS, the Commonwealth of Virginia prioritizes transportation projects for funding 

based on the cost effectiveness of those projects to meet performance goals, as established by the 

SMART SCALE program; and 

WHEREAS, the CITY OF HARRISONBURG CITY COUNCIL desires to submit 

applications for the allocation of funds for the following projects under the SMART SCALE 

prioritization program: 

 North Mason Corridor Safety and Enhancement 

 Northend Greenway: Monroe Street to Downtown 

 Chicago Avenue Corridor Improvements 

 MLK Jr. Way & East Market Street Multi-Modal Improvements 

 Vine Street Corridor Safety 

 Port Republic Road Improvements: Exit 245 and Forest Hill Road 

 Virginia Avenue Project Pipeline 

 Port Republic Road Improvements: Devon Lane to Neff Avenue 

WHEREAS, the above facilities are identified in the VTRANS Needs Assessment as part 

of the Regional Network; and 

WHEREAS, the CITY OF HARRISONBURG CITY COUNCIL understands these 

projects to include the following: 

North Mason Corridor Safety and Enhancement- The project will reconfigure North Mason 

Street to one travel lane in each direction with left turn lanes at intersections. The project will 

improve safety for drivers, pedestrians, and bicyclists at five intersections along the corridor, 

including a single lane roundabout at Gay Street. The project will also add a 10’ wide paved 

shared use path along the east side of North Mason Street, upgrade and construct sections of 

sidewalk, as well as make upgrades to a city bus stop. This application reflects the preferred 

alternative of the HRMPO North Mason Street Study and will improve safety and multi-modal 

connectivity in Downtown Harrisonburg.  

Northend Greenway: Monroe Street to Downtown - The project will construct the final phase of 

the Northend Greenway, an 8’-10’ wide paved shared use path, between its existing terminus at 

Monroe Street to the intersection of North Main Street and Noll Drive downtown. The project is 

necessary to close a one-mile bike/ped infrastructure gap by connecting to the northern terminus 

of the RAISE funded Liberty Street cycle track, which combined with the Bluestone Trail, will 

result in an over six-mile continuous north/south protected bike and pedestrian route through the 

city. 
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Chicago Avenue Corridor Improvements - The project will construct a varying width paved path 

and other related infrastructure improvements along the west side of Chicago Avenue from Mt. 

Clinton Pike to Greystone Street. The project will improve safety and connectivity by closing an 

existing gap in protected bike/ped infrastructure along this segment of Chicago Avenue where 

none currently exists. The project also fills an existing sidewalk gap along the south side of 

Greystone Street, installs a new high visibility crosswalk at Shenandoah Street, and makes 

upgrades to a city bus stop.  

MLK Jr. Way & East Market Street Multi-Modal Improvements - The project will reconfigure 

Martin Luther King Jr. Way between Reservoir Street and East Market Street from a four-lane 

undivided roadway to a three-lane roadway with a continuous left turn lane and a buffered 6’ 

sidewalk on the south side of the roadway. In addition, the project will upgrade the existing 

unbuffered 5’ wide sidewalk along East Market Street from Martin Luther King Jr. Way to 

Carlton Street to a 10’ wide paved shared use path therefore improving accessibility to a city bus 

stop. The project also rebuilds the signal at Martin Luther King Jr. Way and Reservoir Street as 

well as upgrades intersection curb ramps to meet ADA standards. This application reflects the 

results of a VDOT sponsored Ready, Set, Go study and aims to facilitate accessible bike/ped 

connections to new bike/ped infrastructure built as part of the US-33 Railroad and Exit 247 

Bridges Replacement project.  

Vine Street Corridor Safety - The project will improve safety for drivers, pedestrians, and 

bicyclists along Vine Street. The project will construct single lane roundabouts at Washington 

Street, add new left turn lanes on Old Furnace Road at Vine Street, and replace the existing 

signal at Vine Street and Old Furnace Road. The project will construct segments of sidewalk 

along Vine Street as well as new high visibility crosswalks and ped signals, resulting in 

continuous pedestrian infrastructure along the corridor. At the roundabout, the bicycle lanes on 

Vine Street will have ramps on the adjacent sidewalks to provide routing options and 

continuality. This application reflects the preferred alternative of the Vine Street STARS Study. 

Port Republic Road Improvements: Exit 245 and Forest Hill Road- The project will construct a 

second left turn lane on Forest Hill Road at Port Republic Road, resulting in the approach having 

one right turn lane and two left turn lanes. The project will construct a right turn lane on Port 

Republic Road at Forest Hill Road. The project will re-construct sidewalk impacted by the 

project, and will add sidewalk on Forest Hill Rd. The project will construct a concrete median on 

Port Republic Road from Forest Hill Road to Hunters Road. The project will construct a shared 

use path on a parallel alignment behind two properties, connecting bicycle and pedestrian 

infrastructure to be constructed by other projects. A boarding and alighting area will be 

constructed for the bus stop on the east side of Port Republic Road. A pedestrian refuge island 

will be installed at the intersection with the I-81 NB on-ramp.  

Virginia Avenue Project Pipeline - The project will make multiple safety upgrades along the 

Virginia Avenue (VA-42) corridor from Gay Street to Old Windmill Circle including installation 

of crosswalks with curb bump outs and Rectangular Rapid Flashing Beacons (RRFBs) at 1st 

Street, 2nd Street, and 4th Street; lane reassignment at 3rd Street to add left turn lanes on the 

Virginia Avenue approaches; installation of approximately 50 feet of median at 5th Street, 

approximately 300 feet of median from the VMRC entrance to Acorn Drive, and construction of 

new sidewalk adjacent to Harmony Square Plaza, from Harmony Drive to Old Windmill Circle, 
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and along the south side of Mt. Clinton Pike west from Virginia Avenue to the existing sidewalk 

at Common Good Marketplace. This application reflects the preferred alternative of the Virginia 

Avenue Project Pipeline Study. 

Port Republic Road Improvements: Devon Lane to Neff Avenue- The project will make multiple 

improvements at the intersections of Port Republic Road and Devon Lane and Port Republic 

Road and Neff Avenue/Peach Grove Avenue through the construction and extension of turn 

lanes, access management, and upgrade of crosswalks. On Port Republic Road between Devon 

Lane and Neff Avenue/Peach Grove Avenue, the project will reconfigure the roadway to 

accommodate a curb shift and construct a buffered 10’ wide shared-use path along the north/east 

side of the roadway. The reconfiguration includes removing the on-street bike lanes and, north of 

Deer Run, the two-way left turn lane. An ADA boarding and alighting area will be constructed at 

a city bus stop. This application reflects the preferred alternative of the HRMPO Port Republic 

Road Small Area Study. 

NOW, THEREFORE, BE IT RESOLVED THAT: The HARRISONBURG CITY 

COUNCIL hereby supports these applications for the improvements described to compete for state 

and federal funding under the SMART SCALE program. 

 

ADOPTED this 28th day of July, 2026. 

 

________________________ 

Deanna R. Reed, Mayor 

ATTEST: 

 

_______________________________ 

Pam Ulmer, City Clerk 
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CITY OF HARRISONBURG 
ROUND 7 SMART SCALE 

APPLICATIONS
July 28, 2026
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SMART SCALE Overview

Virginia’s Largest Transportation Funding Opportunity

Projects of any size or cost can be funded

Benefit score for each project includes:
• Safety
• Congestion mitigation
• Accessibility
• Land use 
• Economic development 
• Environment

More information is available at: http://smartscale.org/
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SMART SCALE Timeline

Pre-application due April 1, 2026

Full application due August 3, 2026

Scores released in early 2027

Final Commonwealth Transportation Board (CTB) Decision June 2027

If selected, Funds Available FY30

Project Construction 2033-2035
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Northend Greenway: 
Monroe Street to 

Downtown

Project Components:

• Constructs last unfunded section of 
Northend Greenway 

• Connects existing Northend Greenway to 
funded Liberty Street cycle-track 
downtown

• 8-10’ wide shared-use path

• Removes traffic signal at North Main and 
North Mason

• New crosswalks at Madison, 
Washington, and North Main Street

• New bridge over Blacks Run

Estimated Project Cost: $14 million
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Chicago Avenue Corridor  
Improvements

Project Components:
• 6’ wide sidewalk on west side of Chicago Ave from Mt. Clinton Pike to Shenandoah Street

• 10’ wide shared-use path on west side of Chicago Ave from Shenandoah Street to Greystone Street

• 5’ wide sidewalk on south side of Greystone Street from existing sidewalk to Chicago Ave

• New crosswalk and bus stop accessibility upgrades at Shenandoah Street

• Curb and gutter improvements on west side of Chicago Ave and south side of Greystone Street

Chicago Ave

Proposed 6’ wide 
Sidewalk and C+G
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Chicago Avenue Corridor  
Improvements

Project Components:
• 6’ wide sidewalk on west side of Chicago Ave from Mt. Clinton Pike to Shenandoah Street
• 10’ wide shared-use path on west side of Chicago Ave from Shenandoah Street to Greystone Street
• 5’ wide sidewalk on south side of Greystone Street from existing sidewalk to Chicago Ave
• New crosswalk and bus stop accessibility upgrades at Shenandoah Street
• Curb and gutter improvements on west side of Chicago Ave and south side of Greystone Street

Proposed 6’ wide 
Sidewalk and C+G

Proposed 10’ wide 
Shared-use Path and C+G New Crosswalk & Bus Stop 

Accessibility Upgrades

Chicago Ave
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Chicago Avenue Corridor  
Improvements

Project Components:
• 6’ wide sidewalk on west side of Chicago Ave from Mt. Clinton Pike to Shenandoah Street

• 10’ wide shared-use path on west side of Chicago Ave from Shenandoah Street to Greystone Street

• 5’ wide sidewalk on south side of Greystone Street from existing sidewalk to Chicago Ave

• New crosswalk and bus stop accessibility upgrades at Shenandoah Street

• Curb and gutter improvements on west side of Chicago Ave and south side of Greystone Street

Proposed 5’wide 
Sidewalk and C+G

Existing City Parks & Rec 
Maintenance Facility

Existing Sidewalk

Estimated Project Cost: $TBDmillion
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MLK Jr. Way & East Market Street 
Multi-Modal Improvements

Project Components: 
• MLK Jr. Way reconfiguration to 3 lane typical section with 6’ wide sidewalk
• 10’ wide shared-use path along East Market Street to Carlton Street
• Constructs new signals, curb ramps, and crosswalks at MLK Jr. Way and 

Reservoir Street Estimated Project Cost: $5 million
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North Mason Street study

Project Components: 
• Reconfiguration to 2 lane typical section with left turn lanes 
• New 10’ wide shared-use path on east side + open space
• Roundabout at Gay Street 
• Connecting bike lanes on Wolfe Street to Federal Street path
• New and rebuild sections of 5’ wide sidewalk

• Removes traffic signal at North Main Street
• Constructs new curb ramps and high visibility 

crosswalks

Estimated Cost: $16 million
105



North Mason Corridor Safety 
and Enhancement

Estimated Cost: $16 million

Project Components: 
• Reconfiguration to 2 lane typical section with left turn lanes 
• New 10’ wide shared-use path on east side + open space
• Roundabout at Gay Street 
• Connecting bike lanes on Wolfe Street to Federal Street path
• New and rebuild sections of 5’ wide sidewalk

• Removes traffic signal at North Main Street
• Constructs new curb ramps and high visibility 

crosswalks
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Port Republic Road Improvements: 
Devon Lane and Neff Avenue 

Project Components:
• Improvements at Port Republic Road and Neff Ave/Peach Grove 

Ave intersection
• Removes bike lanes to add 8-10’ wide shared-use path along Port 

Republic Road from Neff Ave to Devon Lane
• Improvements at Port Republic Road and Devon Lane intersection

Preferred Alternative of the HRMPO Port Republic Road/ Neff Avenue /Peach Grove Avenue Small Area 
Study 

Estimated Cost: $17 million
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Port Republic Road Improvements: 
Devon Lane and Neff Avenue 

Preferred Alternative of the HRMPO Port Republic Road/ Neff Avenue /Peach Grove Avenue Small Area 
Study 

Estimated Cost: $17 million

Project Components:
• Improvements at Port Republic Road and Neff Ave/Peach Grove 

Ave intersection
• Removes bike lanes to add 8-10’ wide shared-use path along Port 

Republic Road from Neff Ave to Devon Lane
• Improvements at Port Republic Road and Devon Lane intersection 108



Port Republic Road Improvements: 
Devon Lane and Neff Avenue 

Preferred Alternative of the HRMPO Port Republic Road/ Neff Avenue /Peach Grove Avenue Small Area 
Study 

Estimated Cost: $17 million

Project Components:
• Improvements at Port Republic Road and Neff Ave/Peach Grove 

Ave intersection
• Removes bike lanes to add 8-10’ wide shared-use path along Port 

Republic Road from Neff Ave to Devon Lane
• Improvements at Port Republic Road and Devon Lane intersection 109



Port Republic Road Improvements: 
Exit 245 and Forest Hill Road

VDOT Project Pipeline study analyzed Port Republic 
Road in the vicinity of Exit 245

Project Components: 
• New right turn lane at Forest Hill Road 
• New 10’ wide shared-use path
• 2nd left turn lane onto Port Republic Road
• New median on Port Republic Road 
• Pedestrian safety improvements 

Estimated Cost: $12 million
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Vine Street Corridor Safety

Project Components:
• Roundabout at Washington Street
• New left turns on Old Furnace Road at Vine Street
• New 5’ wide sidewalk along one side of Vine Street
• New 5’ wide connecting sidewalk to Wren Way
• New crosswalks and bus stop accessibility improvements 

Estimated Cost: $10 million
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Vine Street Corridor Safety

Project Components:
• Roundabout at Washington Street
• New left turns on Old Furnace Road at Vine Street
• New 5’ wide sidewalk along one side of Vine Street
• New 5’ wide connecting sidewalk to Wren Way
• New crosswalks and bus stop accessibility improvements 

Estimated Cost: $10 million
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Vine Street Corridor Safety

Estimated Cost: $10 million

Project Components:
• Roundabout at Washington Street
• New left turns on Old Furnace Road at Vine Street
• New 5’ wide sidewalk along one side of Vine Street
• New 5’ wide connecting sidewalk to Wren Way
• New crosswalks and bus stop accessibility improvements 113



Virginia Avenue Corridor Safety

New sections of 5’ wide sidewalk 
• South side of Mt. Clinton Pike between 

Virginia Ave and Gift & Thrift 
• West side of Virginia Ave in front of Harmony 

Square Shopping Center
• West side of Virginia Ave between Harmony 

Drive and Old Windmill Circle 

Project Components: 
• Construct new crosswalks and Rectangular Rapid Flashing 

Beacons (RRFBs) between 1st Street and 4th Street
• New left turn lanes at 3rd Street
• Right in / Right out treatment at 5th Street + median gateway 

treatment
• Median gateway treatment between VMRC and Acorn Drive

VDOT Project Pipeline study analyzed Virginia Avenue 
(Route 42) from Gay Street north to City/County Line 

Estimated Cost: $6.6 million
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Virginia Avenue Corridor Safety

New sections of 5’ wide sidewalk 
• South side of Mt. Clinton Pike between 

Virginia Ave and Gift & Thrift 
• West side of Virginia Ave in front of Harmony 

Square Shopping Center
• West side of Virginia Ave between Harmony 

Drive and Old Windmill Circle 

Project Components: 
• Construct new crosswalks and Rectangular Rapid Flashing 

Beacons (RRFBs) between 1st Street and 4th Street
• New left turn lanes at 3rd Street
• Right in / Right out treatment at 5th Street + median gateway 

treatment
• Median gateway treatment between VMRC and Acorn Drive

VDOT Project Pipeline study analyzed Virginia Avenue 
(Route 42) from Gay Street north to City/County Line 

Estimated Cost: $6.6 million
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Virginia Avenue Corridor Safety

New sections of 5’ wide sidewalk 
• South side of Mt. Clinton Pike between 

Virginia Ave and Gift & Thrift 
• West side of Virginia Ave in front of Harmony 

Square Shopping Center
• West side of Virginia Ave between Harmony 

Drive and Old Windmill Circle 

Project Components: 
• Construct new crosswalks and Rectangular Rapid Flashing 

Beacons (RRFBs) between 1st Street and 4th Street
• New left turn lanes at 3rd Street
• Right in / Right out treatment at 5th Street + median gateway 

treatment
• Median gateway treatment between VMRC and Acorn Drive

VDOT Project Pipeline study analyzed Virginia Avenue 
(Route 42) from Gay Street north to City/County Line 

Estimated Cost: $6.6 million
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SMART SCALE Applications 
Summary

• Northend Greenway: Monroe Street to Downtown

• Chicago Avenue Corridor Improvements 

• MLK Jr. Way & East Market Street Multi-Modal Improvements 

• North Mason Safety and Enhancement Project

• Port Republic Road Improvements: Devon Lane and Neff Avenue

• Port Republic Road Improvements: Exit 245 and Forest Hill Road

• Vine Street Corridor Safety

• Virginia Avenue Corridor Safety
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June 9, 2026 City Council Meeting  

  

Title  

Consider Rezoning (Proffer Amendment) and Special Use Permits for 1340 South Main Street — 

Planning Commission and Adam Fletcher, Community Development  

  

Summary  

Project name  N/A  

Address/Location  1340 South Main Street  

Tax Map Parcels  18-R-11  

Total Land Area  +/- 1.23 acres  

Property Owner  Marilyn S. Pendlebury  

Owner’s Representative  Mike Hendricksen and Hans Harman  

Present Zoning  R-5C, High Density Residential Conditional  

Proposed Zoning  R-5C, High Density Residential Conditional   

Proposed Special Use Permit(s)  

 Multiple-family dwellings of more than twelve (12) 

units per building per Section 10-3-55.4 (1)  

 Retail stores, convenience shops, personal service 

establishments, restaurants (excluding those with 

drive-through facilities), medical clinics, and 

business and professional offices per Section 10-3-

55.4 (4)  

Planning Commission   May 13, 2026 (Public Hearing)  

City Council   
June 9, 2026 (First Reading/Public Hearing)  

Anticipated June 23, 2026 (Second Reading)  

  

Recommendation  

Option 1. Staff and Planning Commission (7-0) recommend approval of the rezoning and 

two special use permit requests with conditions submitted by the applicant 

with additional language recommended by staff.    

  

Context & Analysis  

The following land uses are located on and adjacent to the property:  

Site:    Vacant lot, zoned R-5C  

North:    Office building, zoned R-3, and single-family detached dwellings, zoned R-1  

East:    Single-family detached dwelling and across Edgelawn Drive single-family detached 

dwellings, zoned R-1  
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South:    Across East Weaver Avenue single family detached dwellings, zoned R-

1, and an office building, zoned B-2C   

West:    Across South Main Street, residential uses, zoned R-3  

The applicant is requesting a proffer amendment and two special use permits (SUPs) for a +/- 

1.23-acre property addressed as 1340 South Main Street and identified as tax map parcel 18-R-22. 

The property is zoned R-5C, High-Density Residential District Conditional.  Regarding the 

requested SUPs, the first is per Section 10-3-55.4 (1) to allow multiple-family dwellings of more 

than twelve (12) units per building. The second is per Section 10-3-55.4 (4) to allow retail stores, 

convenience shops, personal service establishments, restaurants (excluding those with drive-

through facilities), medical clinics, and business and professional offices.  

History  

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:  

 An amendment to the Comprehensive Plan’s Land Use Guide map from Professional and 

Low Density Residential to Mixed Use;  

 A rezoning from R-1, Single-Family Residential and R-3, Medium-Density Residential to 

R-5C, High-Density Residential District Conditional;  

 An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with more than 

twelve (12) units per building; and  

 An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).  

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision 

Ordinance variances:  

 To not dedicate the standard public street right-of-way for Edgelawn Drive (Sections 10-

2-41(a) and 10-2-66);  

 To not dedicate the full 25 feet of public street right-of-way along the Edgelawn Drive 

frontage (Section 10-2-45); and  

 To not construct or provide surety for frontage improvements along Edgelawn Drive and 

East Weaver Avenue at the time of subdivision (Sections 10-2-62 and 10-2-67).  

The above noted Subdivision Ordinance variances were approved with the following condition:  

 When frontage improvements along Edgelawn Drive are required as part of development 

or redevelopment of any property associated with the preliminary plat, the developer 

shall be responsible for constructing frontage improvements along Edgelawn Drive for all 

properties associated with the request. The frontage along Edgelawn Drive is shown as 

210.63 linear feet on the approved preliminary plat.  
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In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.  

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.  

Proffers  

The applicant has offered the following proffers (written verbatim):  

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.  

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than 

six (6) of the units being two-bedroom units.  

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.  

4. No vehicular access shall be permitted from the site to Edgelawn Drive.   

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of 

Edgelawn Drive.  

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.  

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.  

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.  

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue 

to meet the Public Right-of-Way Accessibility Guidelines standards.  

The conceptual site layout is not proffered.  

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.   

121



4 

 

Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-

residential space and to allow residential uses on all floors of the development. Proffer 2 has been 

amended to allow a maximum of 26 multi-family dwelling units, compared to the 

previously proffered maximum of 22 one-bedroom units. The updated proffer allows a mix of one- 

and two-bedroom units, with no more than six (6) units being two-bedroom units. If approved, and 

if they provide the maximum allowed six units with two bedrooms, then 10 additional bedrooms 

would be provided compared to the existing, approved proffers.  

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, 

then no trees would have been required.  

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, the 

applicant will be required to construct sidewalks along East Weaver Avenue and Edgelawn Drive 

as part of site development. While a Subdivision Ordinance variance granted in 2018 allowed the 

deferral of sidewalk construction along Edgelawn Drive at the time of subdivision, that 

approval included a condition that requires frontage improvements to be constructed during 

development or redevelopment of the property. If the applicant does not want to construct the 

sidewalk, a new variance to the Subdivision Ordinance is required.  

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 

minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.  

Land Use   

The Comprehensive Plan designates this site as Mixed Use and states:  

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 
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surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.   

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.  

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the 

site, the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-

residential uses on the site and given the size of the lot and the R-5 district 

regulations, the maximum number of multifamily units allowed on the site is 26, the same number 

as proffered.   

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.  

Transportation and Traffic  

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.  

The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:   

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the 

AM or PM peak hour as calculated using the latest edition of the Institute of 

Transportation Engineer’s Trip Generation Manual unless the property owner first, 
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at their cost: (1) completes a Traffic Impact Analysis accepted by the City 

Department of Public Works and (2) implements all identified mitigation measures 

or improvements. The City Department of Public Works may, in its sole discretion, 

waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.   

Public Water and Sanitary Sewer  

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site 

plan process. Any public system improvements required to meet the increased demands resulting 

from the project will be the responsibility of the developer.  

Housing   

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”  

Public Schools  

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.  

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 

School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.  

Conclusion  
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Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:   

1. All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM 

peak hour as calculated using the latest edition of the Institute of Transportation Engineer’s 

Trip Generation Manual unless the property owner first, at their cost: (1) completes a 

Traffic Impact Analysis accepted by the City Department of Public Works and (2) 

implements all identified mitigation measures or improvements. The City Department of 

Public Works may, in its sole discretion, waive, in whole or in part, completion of a Traffic 

Impact Analysis or any identified mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

Options   

1. Approve the rezoning and two special use permit requests with conditions submitted by 

the applicant with additional language recommended by staff.  

2. Approve the rezoning and two special use permit requests with conditions as submitted by 

the applicant.  

3. Approve the rezoning and two special use permit requests with other condition(s).  

4. Approve the rezoning request and deny one or both of the special use permit requests.  

5. Deny the rezoning and special use permit requests.   

  

Attachments   

 Extract from Planning Commission 

 Site maps  

 Application and supporting documents   

  

 

125



Purcell Park Development Concerns 
 
8 July 2026 
 
Dear Mayor Reed; Vice-Mayor Flemi; Councilmembers Robinson, Dent, and Alsaadun; 
Director of Community Development Fletcher, and Deputy Director Dang: 
 
The proposed multiple-use development on the east side of South Main Street between 
Edgelawn and Weaver has raised a number of concerns among citizens who live in the 
Purcell Park Neighborhood.  In a previous letter of 6 July 2026, I addressed the overriding 
concerns: traQic and safety.  In this letter, I would like to address the specific details of the 
proposal and its proQers, upon which the Council will vote on July 28. 
 
To reiterate from my previous letter: My wife (Suzanne Fiederlein) and I have lived at 28 
Edgelawn Drive—at the Northwest corner of the Purcell Park neighborhood—for 30+ years.  
We dearly love Harrisonburg in general and our “Norman Rockwell” neighborhood in 
particular.  However that neighborhood is constantly under threat from commercial creep, 
JMU expansion, increased traQic (the subject of the letter of July 6), and unruly students in 
nearby frat houses. 
 
In our experience it seems that about every five years the neighborhood faces a major 
threat, often in the form of proposed development that could have a significant negative 
impact on the neighborhood.  Fortunately, the Council has voted down the most egregious 
proposals: for example, Lou Holtzman’s proposal two decades ago to build a Liberty gas 
station where the Starbucks now resides across Port Republic Road from the main 
entrance to JMU, or the recent proposal by 7 Brew CoQee to open a drive-thru coQee shop 
(with loud music) where the Marks & Harrison Law OQice is now located at the corner of 
Port Republic Road and Main Street.   In the three decades we have lived in the 
neighborhood, the City has approved several proposals that have had mildly negative, 
neutral, or slightly positive eQects on the neighborhood, depending upon perspective: for 
example, the construction of a Rite Aid on South Main (now a Dollar Tree), the small strip 
mall across from the main entrance to JMU, re-zoning for the use of a former residence on 
South Main as a restaurant (Grilled Cheese Mania), and the re-purposing of the former 
SunTrust/Truist Bank branch oQice at Port Republic and Main as a law oQice (Marks & 
Harrison).  I am grateful to the City for its historic wisdom in these diQicult decisions that, 
for the most part, have preserved the integrity of the neighborhood. 
 
The current proposal by developers Mike Hendricksen and Hans Harman falls into what I 
consider a gray area. It is not the best use of the property in my estimation; neither is it the 
worst. Whether or not the net eQect on the neighborhood is negative or positive depends to 
a large extent on the specific details of the implementation, many yet to be determined. 
 
Before I address those details, let me start with some givens.  1) Nature abhors a vacuum, 
and invariably some sort of development will go into the currently undeveloped space. 2) 
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The City has a dire shortage of single-family dwellings and one-bedroom apartments. 3) 
Mixed-use development *can* enhance the quality of life in a neighborhood, but whether or 
not the net impact is negative or positive depends strongly on the details of the project and 
what types of establishments occupy the commercial space. 
 
Now to the details and their merits.  The developers propose a three-story building 
(oriented along South Main Street between Weaver and Edgelawn) with 5000 square feet of 
commercial space on the ground floor and 26 apartments, up to 6 of which can be two-
bedroom.  The main entrance would be on Weaver because current state guidelines 
prohibit the right-in, right-out access on Main Street that both the developers and 
neighborhood residents would like to see.  The parking area will be fence enclosed, with a 
six-foot high fence.  A row of trees will be planted outside the fence along Edgelawn. 
 
Here are some details that need to be addressed in assessing whether the proposed 
development will be a benefit or detriment to the neighborhood and the City. 
 

1) According to the developers, traQic algorithms predict that the combined residential 
and commercial space will produce 400 additional automobile trips daily that 
emanate from the development.  This will greatly impact the already problematic 
traQic situation in the neighborhood that was the subject of my previous letter.  If the 
state disallows the proposed right-in, right-out access along Main Street, then traQic 
on Weaver, already problematic when JMU is in session, will become far worse.  
Moreover, some Weaver traQic will divert onto Edgelawn Drive, which is a one-lane 
alleyway not mean to be a thoroughfare.  When combined with additional traQic 
associated with the imminent opening of the new Kids Castle in Purcell Park, the 
traQic associated with the proposed development will produce a dangerous traQic 
scenario for the neighborhood. In my judgement, if the state will not grant a waiver 
for right-in, right-out access on Main Street, the proposal should not be approved. 

 
2) It is the opinion of this resident that a strictly residential use of the property would 

be a better option than mixed-use, specifically all townhomes or a courtyard full of 
attractive duplexes and/or triplexes, such as those shown in the accompanying 
photograph.  Strictly residential use would decrease traQic impact and eliminate 
worries about how the commercial space is used. For example,  

 
3) There should be no late-night or noisy uses of the commercial space: no vape 

shops, tattoo parlors, massage parlors, or restaurants with late-night bars. 
 

4) To minimize impact to neighbors and their property values, the proQered fence 
should be 8 feet tall, not 6.  Moreover, the property would be much more attractive 
(and less detrimental to nearby property values) if it included trees/landscaping 
within the parking area, not just along Edgelawn Drive. 
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5) What can be done to insure that the property will not be overtaken by unruly 
fraternities like those across Main Street? 

 
Finally, I’d like to close with a rhetorical question for City Council members.  The current 
modus operandi is that developers make a proposal, and one way or another, try to force it 
upon residents.  If the neighborhood is lucky, sometimes the developers are reasonable 
enough to consider the concerns of the neighborhood and to tweak their proposals 
according, as has thankfully been the case for Giles Stone’s original proposal and for Mike 
Hendricksen’s modified proposal.  However, this is still backwards.  Why can’t the City 
require developers to consult with residents BEFORE submitting proposals? Why can’t 
residents and developers be on the same team for the betterment of the Friendly City? We 
could be, but it will take innovative thinking and some new ordinances. 
 
Respectfully yours, 
Dave Pruett 
28 Edgelawn Drive 
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June 1, 2026 

TO THE MEMBERS OF CITY COUNCIL 

CITY OF HARRISONBURG, VIRGINIA 

SUBJECT: Consider a request from Marilyn S. Pendlebury to rezone 1340 South Main Street  

   

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 South   

Main Street (to allow multifamily buildings with more than 12 units)  

   

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 South Main 

Street (to allow retail, offices, restaurants, etc.)  
 

EXTRACT FROM THE DRAFT MINUTES OF HARRISONBURG PLANNING 

COMMISSION MEETING HELD ON:  May 13, 2026 

 

Chair Baugh read the request and asked staff to review.   

   

Ms. Rupkey said the applicant is requesting a proffer amendment and two special use permits 

(SUPs) for a +/- 1.23-acre property addressed as 1340 South Main Street and identified as tax map 

parcel 18-R-22. The property is zoned R-5C, High-Density Residential District 

Conditional.  Regarding the requested SUPs, the first is per Section 10-3-55.4 (1) to allow 

multiple-family dwellings of more than twelve (12) units per building. The second is per Section 

10-3-55.4 (4) to allow retail stores, convenience shops, personal service establishments, restaurants 

(excluding those with drive-through facilities), medical clinics, and business and professional 

offices.   

 

History   

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:   

 An amendment to the Comprehensive Plan’s Land Use Guide map from 

Professional and Low Density Residential to Mixed Use;   

 A rezoning from R-1, Single-Family Residential and R-3, Medium-Density 

Residential to R-5C, High-Density Residential District Conditional;   

 An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with 

more than twelve (12) units per building; and   
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 An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).   

 

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision Ordinance 

variances:   

 To not dedicate the standard public street right-of-way for Edgelawn Drive 

(Sections 10-2-41(a) and 10-2-66);   

 To not dedicate the full 25 feet of public street right-of-way along 

the Edgelawn Drive frontage (Section 10-2-45); and   

 To not construct or provide surety for frontage improvements 

along Edgelawn Drive and East Weaver Avenue at the time of subdivision (Sections 

10-2-62 and 10-2-67).   

 

The above noted Subdivision Ordinance variances were approved with the following condition:   

 When frontage improvements along Edgelawn Drive are required as part of 

development or redevelopment of any property associated with the preliminary plat, 

the developer shall be responsible for constructing frontage improvements 

along Edgelawn Drive for all properties associated with the request. The frontage 

along Edgelawn Drive is shown as 210.63 linear feet on the approved preliminary 

plat.   

  

In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.   

 

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.   

 

Proffers   

The applicant has offered the following proffers (written verbatim):   

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.   

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than six 

(6) of the units being two-bedroom units.   

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.   

4. No vehicular access shall be permitted from the site to Edgelawn Drive.    
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5. A 6-foot tall opaque fence shall be installed and maintained along the frontage 

of Edgelawn Drive.   

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.   

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.   

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.   

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue to 

meet the Public Right-of-Way Accessibility Guidelines standards.   

  

The conceptual site layout is not proffered.   
 

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.    
 

Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-residential space 

and to allow residential uses on all floors of the development. Proffer 2 has been amended to allow 

a maximum of 26 multi-family dwelling units, compared to the previously proffered maximum of 

22 one-bedroom units. The updated proffer allows a mix of one- and two-bedroom units, with no 

more than six (6) units being two-bedroom units. If approved, and if they provide the maximum 

allowed six units with two bedrooms, then 10 additional bedrooms would be provided compared 

to the existing, approved proffers.   
 

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, then 

no trees would have been required.   
 

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, 

the applicant will be required to construct sidewalks along East Weaver Avenue 

and Edgelawn Drive as part of site development. While a Subdivision Ordinance variance granted 

in 2018 allowed the deferral of sidewalk construction along Edgelawn Drive at the time of 

subdivision, that approval included a condition that requires frontage improvements to be 

constructed during development or redevelopment of the property. If the applicant does not want 

to construct the sidewalk, a new variance to the Subdivision Ordinance is required.   
 

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 
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minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.   
 

Land Use    

The Comprehensive Plan designates this site as Mixed Use and states:   
 

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 

surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.    
 

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.   
 

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the site, 

the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-residential 

uses on the site and given the size of the lot and the R-5 district regulations, the maximum number 

of multifamily units allowed on the site is 26, the same number as proffered.    
 

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.   
 

Transportation and Traffic   

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.   
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The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:    
 

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the AM or 

PM peak hour as calculated using the latest edition of the Institute of Transportation 

Engineer’s Trip Generation Manual unless the property owner first, at their cost: (1) 

completes a Traffic Impact Analysis accepted by the City Department of Public Works 

and (2) implements all identified mitigation measures or improvements. The City 

Department of Public Works may, in its sole discretion, waive, in whole or in part, 

completion of a Traffic Impact Analysis or any identified mitigation measures or 

improvements.   

2. No drive-throughs will be permitted.   

  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.    
 

Public Water and Sanitary Sewer   

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site plan 

process. Any public system improvements required to meet the increased demands resulting from 

the project will be the responsibility of the developer.   
 

Housing    

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”   
 

Public Schools   

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.   
 

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 
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School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.   
 

Conclusion   

Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:    
 

1. All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM 

peak hour as calculated using the latest edition of the Institute of Transportation Engineer’s 

Trip Generation Manual unless the property owner first, at their cost: (1) completes a 

Traffic Impact Analysis accepted by the City Department of Public Works and (2) 

implements all identified mitigation measures or improvements. The City Department of 

Public Works may, in its sole discretion, waive, in whole or in part, completion of a Traffic 

Impact Analysis or any identified mitigation measures or improvements.   

2. No drive-throughs will be permitted.  
 

Ms. Rupkey asked if there were any questions for staff.  

   

Commissioner Seitz said I noted that the site plan that was submitted as an example is not a 

proffered site plan, I get that. And I noticed that the date of it was about a year ago, 2025. I know 

we can ask the applicant this, do they have the capacity to make the building bigger or what is 

going to happen to this area where we are not going to have access to South Main Street?   

   

Ms. Rupkey said that would be a question for the applicant, but they are not proffering the exact 

location of that building.   

   

Commissioner Seitz said that was the other question...but it does say the building does need to be 

against [South] Main Street and against Weaver [Street] on the corner.   

   

Ms. Rupkey said correct, but they could theoretically change the shape.   

   

Commissioner Seitz said whatever the footprint it is pushed west and pushed south.   

   

Chair Baugh asked if there were any more questions for staff. Hearing none, he invited the 

applicant or applicant’s representative to speak to their request.  

   

Mike Hendricksen, the applicant’s representative and contract purchaser, came forward to speak 

to the request. He said for the last many years we have watched this site sit; as we all have. This, I 

would say, is an infill site. There are some other terms used to describe some other things earlier 

and I think this is an infill site and a perfect candidate for this type of mixed use development. I 

am one of the contractor purchasers by the way and I have a partner on this and when we sit down 

and talk through: hey let’s look at the previous plan, what we like about it, and what we might not 
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like about it, and what do we think should be adjusted. Ten thousand square feet of commercial 

space on the previous plan there is a lot of commercial space for this site. It would generate a lot 

more traffic to this site than what we have proposed now at 5,000 square feet. On the residential 

side, I think it was 22 one-bedroom units, and if I am not mistaken, I think there was some shorter-

term type of idea with renting those. These would be longer term units. Twenty-

six apartments. Twenty of them, potentially, one-bedroom up to six two-bedroom units, and I 

think we would be maxed out at that six two-bedroom units so we would have to have a minimum 

of 20 one-bedroom units the way that we have presented it. In terms of overall ideas with mixed 

use buildings, we do believe that these help the social interactions that I think we are all wanting 

to continue to see in sites like this where you have a mix of uses. You have some potentially service 

type things. You have some residential. You have some impromptu and then planned interactions 

between the two, these different groups of people that are in our community. So, while this is not 

a large site like some previous ones that have been discussed, we think that there can be some 

types of interactions between residents, professionals, people needing services, all of that type of 

thing on this site. One thing I will just go back to right quick that was mentioned about the 

placement of the building, we want the building up along South Main [Street]. We do not want to 

put that back and put a bunch of parking right there. We would like to see the parking behind the 

building, as we have it drawn there. That date may have been last year but there have been 

significant updates on this plan since our initial work on this last year. Where we are, we would 

love to see this new iteration of the mixed-use plan that we have put forward move forward to the 

stage. Like I have said, we have watched this site sit for a very long time as everyone has kind 

of wondering, there was something that was approved at one time and nothing happened. We 

would like to see something be approved and happen here and corresponds with 

our Comprehensive Plan as well. I will be glad to answer any questions you have.   

   

Commissioner Seitz said what makes this viable now? How come the previous approvals and stuff 

did not move ahead? What has changed to make this viable now that did not come 

together previously?   

   

Mr. Hendricksen said I think the main thing from the previous plan, everyone on Commission 

knew the late [Mr. Giles] Stone and so I think at that stage where he was in his career 

and life,  this was a pretty big project. This is a pretty big step forward. At that point in time, I am 

just not sure he wanted to take the risks. At this point, we see that it is here. It is in a corridor that 

is growing and will continue to grow especially with the announcements and things that have been 

mentioned about JMU’s growth. Some of that additional staffing potentially that was discussed 

with that growth, maybe they can find a home here as well as some services.  

   

Vice Chair Porter said have you had much discussion with the neighborhood? The folks that live 

on Weaver [Street] and some of the residential that is close to the site.   

   

Mr. Hendricksen said we have not.   

   

Chair Baugh said this is a neighborhood that has historically gotten quite engaged. I know some 

folks that are here and suspect that they are attached to some other people who are watching 

this pretty intently.  
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Chair Baugh asked if there were any more questions for the applicant’s representative. Hearing 

none, he opened the public hearing and asked if there was anyone in the room or on the phone 

wishing to speak to the request.   

   

Suzanne Fiederlein, a resident at 28 Edgelawn Drive, came forward to speak to the request. She 

said I were involved in the discussions back in 2017 as well. We have lived there 30 years 

and several of our neighbors have lived there even longer. Having read all of the documents related 

to this, I really appreciate the owner’s attempt to be very honest and true to the agreements that 

were reached in 2017, adhering to the proffers that were presented then. What I would like to draw 

attention to is that there are other things that have changed around it since 2017. In particular, the 

traffic situation and what has happened elsewhere in the neighborhood. We have had major 

problems in the neighborhood with the apartments across [South] Main Street from us. This is 

right down from Port Republic Road and South Main Street, it is a horrible intersection. We cannot 

get in and out of our neighborhood easily at Edgelawn Drive or Weaver Avenue or Monument 

Avenue and that is only going to get worse when Kids Castle opens. There are times when I am 

trying to turn into my neighborhood going south toward South Main Street, I cannot get in 

at Edgelawn Drive, Weaver Avenue and Monument Avenue because it is all backed up. This one 

entrance now, no entrance off of Main Street, it is only going to be off of Weaver Avenue, and it 

is going to add a whole lot more traffic in and out of Weaver Avenue. With the fraternities having 

moved in at  17 and 21 Weaver Avenue there are excessive cars parked on the streets. The one 

good thing about having the open field is that the students have been parking in the old parking lot 

there and getting off the street. Students from across the street park there and on the street. We are 

only going to have more traffic in and out of Weaver Street as a result of this. It is a problem 

again of something much larger than this development itself. It would be really nice to use this 

land for a good residential purpose in our neighborhood. My concern is with the larger traffic 

problem in the area. The fact that we cannot get in and out of our neighborhood and coming from 

Port Republic Road which is horribly backed up as well and now you cannot turn left in various 

places at certain times into our neighborhood. We are really trapped in our neighborhood. Having 

more traffic and it will not just be coming from South Main Street they will be turning onto 

Crawford Avenue and coming down through South Main and Weaver Avenue. We have a wicked 

curve and wicked hill there. People walk in the street with their dogs and their kids. It is just a 

major problem. Since 2017, that aspect has become a lot worse. That is the main concern I want 

to draw your attention to about this. Not the development, per se, but the fact that it is really in a 

place that is going to have major traffic problems. Thank you.   

   

Randy Hoffman, a resident at 25 Edgelawn Drive, came forward to speak to the request. He said 

my wife and I live at 25 Edgelawn Drive which is the one property on this block that is an owner 

residential property. There is the other residential spot behind our house that is the rental home 

right now. We clearly have a highly invested interest in this. It was interesting to me this evening 

hearing many of the presenters talk about approaching neighborhood before pitching their plans. I 

certainly wish that would have occurred and I wish I had a better understanding. As an 

example, the drawings that I saw showed an entry and an exit off South Main Street and unless I 

have misunderstood, I understand that is no longer going to be in the plan. There will be an entry 

and exit only off of Weaver Avenue. That is not what was shown on the information that we were 

sent. I think that this plan in general is probably the best of many bad alternatives for somebody 

who is living on the property. I will support your decision to approve it. I do think that there are 
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still some concerns that I want to voice. When we acquired this property in 2004 from Pete 

Shank, who I think deserves to be better recognized as a community leader than he seems to have 

gotten. I know he was never really involved in government, but he was a great guy for the 

community. We bought the house from him. It was really apparent when we bought this house that 

we were acquiring property very close to commercial. We are in essence half a block from one of 

the busiest intersections in Harrisonburg, either way. We are about half a block off of Port 

Republic Road. We are half a block off of South Main Street. At the time that we acquired this 

property, there were all commercial properties on South Main Street. All of those commercial 

properties were professional businesses, and it was our understanding that was the zoning. I realize 

things change over time, and I do not think zoning can be carved in stone, but as a homeowner in 

this situation, I find it disconcerting that after buying property and looking into the zoning that 

surrounded me that it somehow got pulled out from under my feet. It is now not just for business 

professionals, but it is also for high density residential. Again, I am not opposed to this particular 

plan. I think it probably is one of the best alternatives that we can expect in the neighborhood. I 

have concerns that with the traffic as it is laying out and especially hearing that people cannot enter 

or exit directly from South Main Street, you are going to put a lot of people going out onto Weaver 

Avenue and many of them are likely to try and circumvent what is going to be a backup to South 

Main Street by cutting through Edgelawn Drive. I am not sure how familiar you are 

with Edgelawn Drive but while Edgelawn Drive, as it leaves South Main Street and goes back to 

where it turns, is two lanes. Once it turns and heads towards Weaver Avenue it is about 11 feet 

wide and two cars cannot pass. Right now, if somebody is coming out of Edgelawn Drive and I 

am going in off Weaver Avenue one of us has to stop and go well hey neighbor I will get out of 

your way I will back up. It has not been an issue but somehow I am very worried about this since 

the entrance and exit off of South Main Street has been eliminated. I do not know that this 

was actually in a proffer but I think this may have been something that may have been a discussion 

with Giles Stone, who I know very well. By the way I do not think Giles was ready to give up on 

business ideas at the time he took this project on. I think it is probably likely that what he found 

was he did not have investors interested in 10,000 square feet of retail space. I think 

that is probably a little bit too much for the area myself. He had indicated however that the 

businesses that would go in there would not be around the clock and go until late at night. I am a 

little concerned that I do not see anything to that effect. I am not sure that I ever did in proffers, but 

I am concerned that those businesses that can go in there may be 24 hour and there is nothing that 

prevents the current or future owners from going ahead with that type of business. There are a 

couple of other things that I am sure that you can ask for in a proffer. Being the one residence there 

I would feel a whole lot more comfortable if the fence that separated this development from our 

property were taller than six foot. I would appreciate not having the people on the second floor of 

22 apartments looking down into my backyard. I do not know what the height limits are. I think it 

would probably require a special use to go more than six feet. It seems like that would indicated in 

this case. I do not feel like I should have to pay for a 12-foot fence. I am also concerned that the 

current drawings reverted the dumpster location back to the corner right next to our home and not 

up against Weaver Avenue like it had been represented in the last set of drawings 

that Giles had submitted.   

   

Tom Templeton, a resident of 131 East Weaver Avenue, came forward to speak to the request. He 

said we have been at our residence since August of 1992. We have been loyal members of that 

neighborhood. We have had a lot of good times in that neighborhood and we miss the people that 
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are no longer there. Each day I get up early in the morning and see a lot of traffic. If the City wants 

to make a lot of money they need to put a police officer up at the end of Weaver Avenue right 

where it meets Crawford Avenue. That is a dangerous intersection. I stand there in my yard and I 

watch. As far as this apartment building, I think it is hard on the integrity of the neighborhood. I 

do not know that it is necessary. If you go down to the bottom of Weaver Avenue where they want 

to build this thing there are two rentals on the south side of Weaver Avenue that 

Suzanne mentioned and those kids park in different directions all the time. It is a bottleneck right 

there. I leave for work anywhere from six o’clock to seven o’clock in the morning and a lot of 

times it is hard to get out onto Weaver Avenue especially coming back in the evenings. If you 

come up Port Republic Road and your blinking lights are running where you cannot turn left onto 

Crawford Avenue. You cannot turn left into the little alley of Hillcrest Drive so you have to come 

down to Route 11, turn left into Edgelawn Drive or turn left onto Weaver Avenue it is tough. It is 

a dangerous situation. I appreciate what you guys do here. My dad back in the 70s and 80s where 

I grew up in Western Pennsylvania he was President of Town Council and 

County Commissioner and he would appreciate what you girls and guys do here this evening and 

we appreciate what you do also.   

   

Dave Pruett, a resident of 28 Edgelawn Drive, came forward to speak to the request. He said we 

are very concerned about several things. We have been in our house going on 31 years. We love 

the Purcell Park neighborhood. It is vibrant. The neighbors are great. We constantly feel under 

threat. JMU is buying us out through piecemeal. Frats have moved across South Main Street 

from us and we get parties three nights a week. It is supposed to end at 10 o’clock and it can go to 

1 or so sometimes. It seems to me that one of your jobs is to at minimum preserve the integrity of 

neighborhoods. With that said, I recognize something has to be done with that property. Like 

Randy, I do not quite feel like it is the least bad alternatives I think there are a couple of 

alternatives. You may not remember but the very first proposal for that property was townhomes. 

I think even better than townhomes would be duplexes and triplexes. I am not a developer and I 

realize that the horse is out of the barn. I always find that the devil is in the details. Everything 

looks good on paper but how it is processed it can turn out very good or very bad. I am thankful 

that Giles worked with us before he passed away. That developer seems to be taking some of the 

concerns of the neighborhood into consideration which it would have certainly been nice if they 

had talked to us directly, which has not happened. My wife mentioned the traffic issue and it is not 

manufactured, it is a real problem. There are times when we absolutely cannot get out of our 

neighborhood and it is only going to get worse. As much as we love having the 

new kids’ playground at Purcell Park that is going to attract a lot of traffic. I guess you know your 

business better than I do. Try not to do anything that is going to damage this wonderful 

neighborhood. It is hard to keep the integrity, it is real easy to break it.   

   

Chair Baugh closed the public hearing and opened the matter for discussion.  

   

Commissioner Jezior said I am not sure who this question is for but why was the entrance and 

exit onto South Main Street taken away?   

   

Ms. Rupkey said it is still shown on the concept plan, the Engineer did not remove it from the 

concept plan but it is physically no longer allowed due to our access management standards. We 
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would not allow them to build that entrance based on what we allow for distances between 

entrances.   

   

Commissioner Jezior said so it is too close to it?  

   

Ms. Rupkey said yes it needs to be 250 feet away and to move it 250 feet away 

from Edgelawn Drive puts it too close to East Weaver Avenue. Moving it 200 feet from East 

Weaver Avenue is too close to Edgelawn Drive.   

   

Vice Chair Porter said I have a question related to Edgelawn Drive because I lived 

on Bluestone Street for a period of time and I know that is a strange little road there that is 

effectively a one lane alley. I guess I am looking at City staff here, how do we view that road? Is 

it just a navigable normal City maintained road?   

   

Ms. Rupkey said it is a public street. It is substandard and does not meet the requirements for 

width, curb and gutter, and sidewalks. It does not have any of that but it is a public street.   

   

Vice Chair Porter said I am not sure that it would make the neighbors any happier to close it but I 

will tell you this would be a concern to me. I have taken that road a few times and I have been in 

that same situation the gentleman had brought up where someone is coming around the other 

way, and I have to back up and allow them to go past. I would think that putting 22 apartments 

and some commercial property next to this will definitely exacerbate the situation. I would be 

concerned about that condition regardless of where this goes.  

   

Commissioner Kettler said I would wonder why someone would be going 

down Edgelawn Drive.  

   

Commissioner Seitz said traffic just backs up and blocks Weaver Avenue and Edgelawn Drive. 

Then the minute that happens people that are in the neighborhood are taking whatever route they 

can to try to get to a point of access to these streets. I lived at 1210 South Main Street before it 

got torn down and turned into a parking lot. I understand the traffic situation in this 

neighborhood.  

   

Commissioner Kettler said I look at the placement for this within the larger context and it is 

clearly an area that is increasing slowly in intensity but it is definitely car-centric now and so 

threading that needle of trying to improve it and increase housing and to do that in the context of 

what is actually economically possible conflicts with my general preference towards less parking 

and fewer trips. I think overall it is a good plan. I also think with Edgelawn Drive it just shows 

some of the limitations of not being a true alley or a full street.   

   

Commissioner Seitz said I am constantly amazed how often individual developments bump up 

against systemic problems that are beyond the purview of the particular developer. I think that as 

the City that is where we need to step in and identify solutions that serve the needs of the 

residents and addresses the concerns of the folks that live in that neighborhood but also set the 

table for needed development. I am just saying that time and time again I hear legitimate 

concerns about the impact of projects and struggle to balance the legitimacy of the project 
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candidly. Outside of the context of this particular neighborhood and the traffic problems and 

stuff like that I think it is a good project. How do you reconcile that with bigger neighborhood 

wide issues? Going through the 2018 Comp Plan and there was a call in there for development of 

neighborhood area plans which are great. One got done for the Northeast Neighborhood and it 

was fantastic, much needed for the Northeast Neighborhood. To my knowledge that is the only 

one that got done. This is the perfect example of where you need a small neighborhood plan so 

that developers have guidance when they look at properties.   

   

Vice Chair Porter said I think that is a very salient point. As someone who did live in this 

neighborhood for a period of time, I would agree with that. I think the City is failing this 

community a little bit by what is being allowed to happen on Weaver Avenue. There should be 

some enforcement related to these students that are parking in multiple different directions. I 

have seen that. As someone that used to live on Bluestone Street, I know what the party culture is 

like on that particular block and the kinds of conditions that you have coming through your 

neighborhood in the middle of the evening particularly on a Friday or Saturday night. This 

will probably exacerbate that. I do understand your concerns in that area, and I would have the 

same concerns. There are a lot of issues with entry and egress into this neighborhood. Going all 

the way up to Monument Avenue and then getting onto Port Republic Road that is an issue as 

well. The fact is if you have students that are jamming up that area and a lot of these fraternity 

houses are overpopulated and need to be addressed from a code enforcement perspective. This 

has been something I have been crusading on for a little while and I do think that this is a factor 

in this particular issue is that you do have the student population that is parking multiple different 

directions, parking in areas that are probably not permissible, and the fact that they are also 

illegally parking on this site. Which if I owned this property I would be concerned about it. Even 

though it probably gives you guys some relief the reality is that should not be happening. I feel 

like at some point the City, it is incumbent on them to look at the situation and whether that is 

code enforcement or police action to address it. I also know there is a lot speeding in that 

neighborhood as well. Those concerns are all really valid. I am not sure how germane it is to this 

actual development other than the fact that this development would certainly make it worse.   

   

Commissioner Alsindi said I kind of disagree with you Commissioner Porter in a positive sense. I 

know this sounds more subjective but this is just my view, that having the area here generally with 

nothing and having just houses here I think it increases the possibility of people having those 

fraternity houses over there. The boredom and nothing to do of students probably is another factor 

that increases this kind of pattern. While I consider what I heard from people in the neighborhood, 

looking at it from a strategic and more futuristic perspective, having such kind of apartments there 

I think affects the behavior of civility and the practice of people how they live including students. 

The fact that there is nothing there I notice there is more calmness as a living neighborhood. There 

are also students here who are bothering people but generally speaking I think this pattern of 

development there I would assume they would behave in a different way when you have stores 

and businesses over there that are more developed. You can go to a restaurant and sit down rather 

than hanging in dark streets over there doing nothing and bothering people. I am just looking at it 

from that point of view that strategically having such developments would change the overall 

pattern of people living in urbanized neighborhoods.   
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Vice Chair Porter said as a former fraternity member in my youth I can tell you right now I have 

zero faith in our ability to be able to adjust our behavior based upon what is around us. I do think 

that neighborhood has been suffering from that issue for a while. There is commerce down the 

street and there are other things in the neighborhood and it does not change how those students 

behave in those areas. I think the only thing that would change that behavior is proper enforcement 

and making sure the right number of students are living in those homes and if they are parking in 

the wrong direction that they are being ticketed. If they are parking in areas that are 

not appropriate that they are being ticketed. Eventually they will get tired of paying those fines or 

having to call mom and dad to pay those fines. I think the bigger issue here is the fact that, I think 

it is probably where we are going to be headed here pretty quickly, is that this is not a bad 

development at all and I hope that there is a way that this can be discussed with the neighbors to 

try to be able to address some of these concerns before it comes to Council. I see this type of 

development as being in the right place and I do understand the concerns of the neighborhood 

certainly and I am arguing both sides of the issue here. I do see this as the type of place that we 

are looking for density and more units in our community, that if I was going to walk or bike to 

JMU I would be more likely to do it from this location than the place we just had a large issue 

about. I also think if it is managed properly and managed well it could actually be an asset to that 

neighborhood. Again, I think a lot of these concerns about dumpster placement and fence height 

are legitimate concerns that need to be worked on but at the end of the day we are not going to be 

able to make a lot of determination based on those details. I think what it comes down to is this a 

permissible use of this area and does it serve the public interest. I am of the belief that it does. I 

think a commercial space is something that would add something depending on what type of 

commercial space it is in that community. I think it is more are we doing a good enough job of 

managing this neighborhood and supporting the residents of this neighborhood to make 

this viable and so it is not a nuisance for the neighbors? I think that is my take on it.    

  

Commissioner Kettler said in terms of getting to JMU from this general area, I went on the 

site visit but I did not go to JMU from there. I am not as familiar with this neighborhood. In order 

to do that they would basically have to go east and then north and go across Port Republic Road or 

they have to go right up South Main Street. Is that right?   

  

Chair Baugh said pretty much. The foot traffic there as a point of reference, talking about things 

have changed, there was a time when the apartments on South Avenue was primarily student 

housing. Which is actually a little further away. There was time when there was even more foot 

traffic sort of from that area. That is right, that traffic funnels onto South Main Street for the most 

part. I think one of the concerns of the neighborhood over the years has been various little 

things that might pull people wander through the neighborhood but that is not really what this is I 

do not think. Really what has been the idea...there has been a lot of history with this 

neighborhood. I could vouch for some of the comments that were made. This has always been a 

neighborhood that has been concerned about what is going on around them and there have 

been some spots that if you actually know properties that have been purchased in the hope that one 

day the climate would change and that maybe to knock a house down and go to more intense 

development. That has never really happened. To be brutally frank the development now where 

the Starbucks is right off of the interchange that got approved by Council over 

the vehement objection of the neighborhood when it happened. I mean the neighborhood did not 

even like that going in there. Then the concern to a modestly lesser extent of those sort of 
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commercial, and I get it they were kind of quasi-professional office building spaces, that get you 

all the way up to the Port Republic Road corridor. Of course, it used to be a bank on the corner 

and now I guess it is a law firm in there. That has kind of been the history of that. I 

think maybe [unintelligible] recognition that well for the part that is on US Route 11 probably 

makes a little sense for that to have a little commercial or dense orientation. We are not too crazy 

about that. We are certainly not interested in seeing more.   

  

Councilmember Dent said come to think of it, that former bank that is now law offices, there was 

a proposal there to put one of those drive- through coffee places.   

  

Chair Baugh said yeah we shot that down.   

  

Councilmember Dent said we shot it down because that would have been massively disruptive.   

  

Chair Baugh said which is now down South Main Street on the other side and it is a much better 

location for it.  

  

Councilmember Dent said clearly disruptive to the neighborhood. There are not any proffers or 

any such about the kinds of commercial that would go in there. It is also sort of up against South 

Main Street a drive through or any such.   

  

Commissioner Kettler said I think something else that is important that I heard is there 

are concerns with something like this going in and students being nearby and density being part of 

that. The most consistent thing that I heard was traffic. I think that is something important to keep 

in mind as we head into the item three away from where we are at.   

  

Councilmember Dent said come to think of it the large parking area is that because it is a 

multistory...how many stories is this? Commercial on the bottom even some apartments on the 

bottom with so many stories of apartments, 26 units. How many stories does that make it?   

  

Chair Baugh said three stories.   

  

Commissioner Seitz said it is 26 units, 6 of them are two-bedroom units so that is 12 plus 20 that 

is 32 units. Is it a [parking] space and a half per bedroom?   

  

Ms. Dang said it depends on the breakdown.    

   

Councilmember Dent said I suppose there is also allowance for the parking for the commercial.  

  

Ms. Rupkey said they would be required for the one-bedroom to do one and a half spaces and for 

two-bedroom, two and a half spaces.   

  

Councilmember Dent said how about for the commercial?  

  

Ms. Rupkey said that would depend on what the final use ends up being.   
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Councilmember Dent said for example, correct me if I am wrong, it is conceivable if all of it got 

approved that the property owner could find a tenant but it would be a particular use that there are 

not enough parking spaces to accommodate that use. It would not be allowed even though that 

commercial use would otherwise generally be allowed. You still have to meet the parking 

requirements.  

  

Commissioner Seitz said it just seems like if there was ever a case for parking reduction in parking 

requirements, this site is it.    

  

Commissioner Jezior said it was 90 percent parking for the amount of bedrooms. They were not 

doing one and a half per.   

  

Mr. Russ said for four bedrooms you need three and a half. Three bedroom you also need two and 

a half. Three and four bedrooms need fewer parking spaces per bedroom.   

  

Commissioner Jezior said I think in talking about  the traffic as well coming out, I like that the 

building is situated on South Main Street for the pedestrians especially with the commercial 

space. Sight lines though for traffic coming out from Weaver Avenue are probably going to be a 

problem as people are coming out and taking a left there and people cutting through. If you have 

the building set all the way forward you are not going to be able to see traffic going down South 

Main Street as well.   

  

Ms. Dang said that is a good point and it will be evaluated during the site plan review.   

  

Councilmember Dent said this possible underground stormwater retention might create 

an effective bit of setback off of Weaver Avenue. Is that right?   

  

Mr. Fletcher said they will not be able to prohibit sight lines they have to meet sight distance 

requirements.   

  

Commissioner Kettler said I do agree with what what you are generally saying of it being oriented 

toward the street and not back like right up against the existing residential property.   

  

Chair Baugh said if I recall correctly whether you like it or not that was one of the things that as 

this thing was negotiated with folks in the neighborhood it was one of the results from that was to 

get the building placed in that spot. I think the original proposal was more of that sort of tradition 

kind of building in the middle or maybe skewed a little towards the front parking all around it.  

  

Commissioner Kettler said I think this is a lot better then.   

  

Councilmember Dent said that is one thing staff consistently recommends no parking in front of 

the building so that it is tucked behind and you are not looking at cars going down the street. More 

neighborhood walkability.   

  

Ms. Dang said I just want to acknowledge that for all the traffic concerns that have been discussed 

and the parking issues on the street know that when you all have these discussions right 

143



16 

 

here and from these community members at public hearings, when the minutes are drafted we send 

a copy or send that excerpt to the other departments, Police and Public Works to make them aware 

so that it is going to somebody who can evaluate it.   

  

Councilmember Dent said that is a good point because when they say they cannot get in and out 

of the neighborhood I wonder if the City needs to make some kind of adjustment like a traffic light 

at Monument Avenue. This could be a candidate for some of the traffic calming if people are 

speeding down some of the streets.   

  

Chair Baugh said I know a lot of people do not like to do it, but the most effective thing you can 

do, and it really only has two layers to it... if its a traffic parking issue, call the Police Department. 

If it is too many people in a space, these folks [Community Development]. Certainly, on that civil 

side I can tell you for a fact because it is a complaint driven system. If somebody comes in and 

talks to Community Development somebody will go out there and take a look at it. You may not 

like the answer and a lot of times you find things like everybody is in the same family and that is 

why there is 15 people there. I can tell you from real world experience, particularly on the traffic 

stuff and again, I do not want to be that guy calling the cops, okay. When a City Council member 

goes to say I am hearing from constituents about all of these problems in this area the first thing 

you get is they look at their data and they see how many complaints they have had. If the answer 

is not a whole lot, people have been toughing it out they are going to say this is the first we have 

heard of it or we heard one time and it went away. I have known of instances where people sort of 

bought into okay I guess we are going to have to be the squeaky wheel for a while and it was sort 

of effective. It is kind of not the fun option on trying to deal with this challenge in my 

neighborhood. I have definitely found situations where you know darn well because you live close 

to it or got through there that there are issues in the neighborhood and HPD database does not have 

any data that supports it so that just tells you are starting at ground zero to get their attention.    

  

Commissioner Kettler said I was just going to say however we feel about these, do we feel 

comfortable about doing them as one motion?   

  

Chair Baugh said I will throw it out, if anybody does not feel comfortable voting on these in one 

motion whether because they want to vote for one and not for the other. Any other reason, speak 

up now or forever hold your peace. Are we okay with taking it up as one motion?   

  

Vice Chair Porter said I wanted to point out as I am sitting here looking at the changes being made 

to the proffers, most of the issues we have discussed are not going to be impacted by these changes. 

There is a by-right use currently on the property, and it is an expired special use permit for sure, but 

the reality is the circumstances that neighbors are most concerned about, the material 

changes that are going to be made by us passing this or not are not going to 

be necessarily addressed by this. It might stop the development for a period of time. but the reality 

is this is going to move forward in some fashion by-right pretty much today. I go back to the 

applicant and say it would be well worth your time to talk to these folks and have a sit down. I 

think I even heard the one gentleman say he would probably support this if some of his concerns 

were addressed. I think that is a worthwhile process to engage in before it goes 

to Council regardless of how we vote, The reality is I feel like a lot of these circumstances which 

are unfortunate are not going to be impacted by this decision or the other.   
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Chair Baugh said I was tempted to do it earlier, just to be clear, what we are actually voting on 

here, slightly oversimplified, is we are okay with reducing the amount of commercial. They want 

to tweak the fencing. They are going to enhance some of the stuff at the intersection of South Main 

Street and East Weaver Avenue and the entrance on South Main Street is gone due to the reasons 

we went into. You could in theory vote against approving the special use permit to allow them to 

have more units in it or to do the commercial. But now if you do, you have got a property that is 

zoned R-5 for high density and it is in the Land Use Guide for Mixed Use and you are sort of 

saying you cannot have high density or mixed use.   

  

Commissioner Kettler said I move to approve the rezoning and two special 

use permit requests with conditions submitted by the applicant with additional language 

recommended by staff.   

  

Councilmember Dent seconded the motion.   

   

 Chair Baugh called for a roll call vote.  

   

Commissioner Seitz  Aye  

Commissioner Jezior  Aye  

Councilmember Dent  Aye  

Commissioner Alsindi Aye  

Commissioner Kettler  Aye  

Vice Chair Porter  Aye  

Chair Baugh   Aye  

   

The motion to recommend approval of the rezoning request and two special use permit requests 

passed (7-0). The recommendation will move forward to City Council on June 9, 2026.  
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Date: 4/9/2026

City of Harrisonburg 

Rezoning 
Proffer amendment, R-5C 

Special Use Permits 
Section 10-3-55.4 (1) 

to allow multiple-family dwellings of more 
than twelve (12) Units 
Section 10-3-55.4 (4) 

to allow retail 
1340 South Main Street 

Tax Map Parcel: 18-R-22 
+/- 1.23-acres 
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1340 S. Main St., Harrisonburg, VA 

Proposed Use & Reasons for Seeking a Special Use Permit & ProƯer Amendment 

We are seeking to conform with the City of Harrisonburg Comprehensive Plan and have a 
mixed-use development on this site that consists of up to 5,000 SF of commercial space 
and up to 26 residential apartments.   

The previously approved use on this site was for up to 10,000 SF of commercial space and 
22 one-bedroom residential apartments.  We believe that 10,000 SF of commercial space 
is an abundance of retail for a mixed use building on this site and for this location along the 
S. Main corridor and we are proposing to reduce this by 50% (from ‘up to 10,000 SF’ to ‘up
to 5,000 SF’) while increasing the number of possible residential apartments by 18% (from
22 one-bedroom units up to a mix of a total of 26 one-bedroom and two-bedroom units).

Based on standards from the Institute of Transportation Engineers (ITE), our updated plan 
for up to 5,000 SF of commercial space and 26 residential apartments should generate less 
traƯic than the previously approved plan.  We do not know the exact use breakdown of the 
5,000 SF of commercial space at this time, but, assuming it is retail use, based on ITE 
estimates we believe that by reducing the commercial space we will reduce estimated 
traƯic to this site by approximately 220 daily trips.  Adding four more residential apartment 
units is estimated to increase residential daily trips by 27 (ITE estimate is 6.6 daily trips for 
standard average low-rise apartments).  Our proposed plan compared to the previously 
approved plan may have an estimated net result based on ITE estimates of lowering traƯic 
to this site by approximately 193 daily trips (approximately 33% reduction).  We believe this 
is a positive thing for this site and the surrounding community by reducing the anticipated 
traƯic and increasing the safety of those entering and exiting S. Main St. in this area.         

In meetings with City StaƯ, we have gained an understanding of the reasoning behind many 
of the aspects of the previously approved request (orienting the building closer to the 
street, no parking between the building and the public street, etc.) and are in agreement 
with the building placement and site buƯers.  

Research by Urban Land Institute and U.S. Environmental Protection Agency shows that 
mixed-use developments on infill sites such as these are generally positive for 
communities, oƯering sustainable growth, reducing sprawl, and increasing local tax bases.  
Sites that combine residential and commercial uses generally foster social interaction and 
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reduce vehicle dependency and our hope is that the occupants of this building will enjoy 
planned and impromptu interactions with one another on-site.  

We are seeking a Special Use Permit to: 

Allow for a building of more than 12 residential units.  

Allow for retail, personal service, oƯices, restaurants, and convenience store. 

If granted the Special Use permit: 

All traƯic generating uses shall be limited to a combined total of 100 vehicle 
trips in either the AM or PM peak hour as calculated using the latest edition of 
the Institute of Transportation Engineer’s Trip Generation Manual unless the 
property owner first, at their cost: (1) completes a TraƯic Impact Analysis 
approved by the City Department of Public Works and (2) implements all 
identified mitigation measures or improvements. The City Department of 
Public Works may, in its sole discretion, waive, in whole or in part, completion 
of a TraƯic Impact Analysis or any identified mitigation measures or 
improvements. 

No drive-throughs will be permitted. 

We are seeking to amend the previous 2017 proƯers. Attached is a copy of the 2017 
approved proƯers as well as the proposed new proƯer.  
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1340 S. Main St., Harrisonburg, VA 

Statement on ProƯers 

In connection with the rezoning request for the property located at 1340 South Main Street 
and identified as tax map parcel 18-R-22, I hereby proƯer that the use and development of 
the subject property shall be in strict accordance with the conditions set forth in this 
submission. 

1. Any building constructed on site (excluding accessory buildings) shall contain
residential and non-residential uses. Commercial uses shall only be permitted on
the first floor and shall not exceed 5,000 square feet throughout all buildings.
Residential units may be located on the first floor.

2. The total number of dwelling units on the property shall not exceed twenty-six (26)
units. One-bedroom and two-bedroom units shall be permitted with no more than
six (6) of the units being two-bedroom units.

3. No parking lot (including travel lanes and drive aisles) shall be located between any
buildings and the following streets: South Main Street and East Weaver Avenue.

4. No vehicular access shall be permitted from the site to Edgelawn Drive.

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of
Edgelawn Drive.

6. A 6-foot tall opaque fence shall be installed and maintained along the property lines
adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft.
of the shared property line with Edgelawn Dr.

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be
planted along the street frontage of Edgelawn Drive.  Tree locations along the street
frontage are at the discretion of the property owner/developer.

Document Ref: XPJYV-NEGJR-ZR4CC-FGMS4
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9. At the time of construction the applicant shall reconstruct the curb ramp at the
northeast corner of the intersection of South Main Street and East Weaver Avenue to
meet the Public Right-of-Way Accessibility Guidelines standards.

__________________________ __________ 
MARILYN PENDLEBURY, PROPERTY OWNER Date 

2026-05-05

Document Ref: XPJYV-NEGJR-ZR4CC-FGMS4
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Peak Hour Trip Generation by Land Use 

Row ITE Land Use 
ITE Land 

Unit Quantity 
AM Peak Hour of PM Peak Hour of 

Use Code Adjacent Street Traffic Adjacent Street Traffic 

1 Proposed #1 Multi-Family Housing 220 Dwelling Units 30 12 16 

2 Proposed #2 Commercial 822 Gross Leasable Area 5,000 20 31 

3 Proposed #3 

4 Proposed#4 

5 Proposed #5 

6 Proposed #6 

7 Total New Trips 32 47 

8 Existing #1 Vacant NA 0 0 

9 Existing #2 

10 Existing #3 

11 Existing #4 

12 Existing #5 

13 Existing #6 

14 Total Existing Trips 0 0 

15 Final Total (Total New-Total Existing) 32 47 

Instructions 

Determination of trip generation rates shall be in conformance with ITE guidelines. 

1. Based on the intended use(s), calculate the AM Peak and PM Peak trip generation using the AM and PM Peak Hour of Adjacent Street Traffic rates from
the most current version of the ITE Trip Generation Manual (rows 1-6). Attach additional sheets as necessary for more uses.

2. Sum up all of the trips generated for the new uses in the Total New Trips row (row 7).

3. If the development has any existing uses, calculate the AM Peak and PM Peak trip generations using the AM and PM Peak Hour of Adjacent Street Traffic
rates from the most current version of the ITE Trip Generation Manual (rows 8-13). Attach additional sheets as necessary for more uses.

4. Sum up all of the trips generated for the existing uses in the Total Existing Trips row (row 14).

5. Subtract the total existing trips from the total new trips to get the final total number of trips generated by the development (row 15). Enter these numbers
on the first page.

Revised Date: December 2019 
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May 13, 2026 Planning Commission Meeting  

  

Title  

Consider Rezoning (Proffer Amendment) and Special Use Permits for 1340 South Main 

Street — Meg Rupkey, Community Development  

  

Summary  

Project name  N/A  

Address/Location  1340 South Main Street  

Tax Map Parcels  18-R-11  

Total Land Area  +/- 1.23 acres  

Property Owner  Marilyn S. Pendlebury  

Owner’s Representative  Mike Hendricksen and Hans Harman  

Present Zoning  R-5C, High Density Residential Conditional  

Proposed Zoning  R-5C, High Density Residential Conditional   

Proposed Special Use Permit(s)  

• Multiple-family dwellings of more than twelve (12) 

units per building per Section 10-3-55.4 (1)  

• Retail stores, convenience shops, personal service 

establishments, restaurants (excluding those with 

drive-through facilities), medical clinics, and 

business and professional offices per Section 10-3-

55.4 (4)  

Planning Commission   May 13, 2026 (Public Hearing)  

City Council   

Anticipated June 9, 2026 (First Reading/Public 

Hearing)  

Anticipated June 23, 2026 (Second Reading)  

  

Recommendation  

Option 1. Recommend approval of the rezoning and two special use permit requests with 

conditions submitted by the applicant with additional language recommended by staff.    

  

Context & Analysis  

The following land uses are located on and adjacent to the property:  

Site:    Vacant lot, zoned R-5C  

North:    Office building, zoned R-3, and single-family detached dwellings, zoned R-1  

East:    Single-family detached dwelling and across Edgelawn Drive single-family detached 

dwellings, zoned R-1  
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South:    Across East Weaver Avenue single family detached dwellings, zoned R-

1, and an office building, zoned B-2C   

West:    Across South Main Street, residential uses, zoned R-3  

The applicant is requesting a proffer amendment and two special use permits (SUPs) for a +/- 

1.23-acre property addressed as 1340 South Main Street and identified as tax map parcel 18-R-22. 

The property is zoned R-5C, High-Density Residential District Conditional.  Regarding the 

requested SUPs, the first is per Section 10-3-55.4 (1) to allow multiple-family dwellings of more 

than twelve (12) units per building. The second is per Section 10-3-55.4 (4) to allow retail stores, 

convenience shops, personal service establishments, restaurants (excluding those with drive-

through facilities), medical clinics, and business and professional offices.  

History  

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:  

• An amendment to the Comprehensive Plan’s Land Use Guide map from Professional and 

Low Density Residential to Mixed Use;  

• A rezoning from R-1, Single-Family Residential and R-3, Medium-Density Residential to 

R-5C, High-Density Residential District Conditional;  

• An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with more than 

twelve (12) units per building; and  

• An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).  

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision 

Ordinance variances:  

• To not dedicate the standard public street right-of-way for Edgelawn Drive (Sections 10-

2-41(a) and 10-2-66);  

• To not dedicate the full 25 feet of public street right-of-way along the Edgelawn Drive 

frontage (Section 10-2-45); and  

• To not construct or provide surety for frontage improvements along Edgelawn Drive and 

East Weaver Avenue at the time of subdivision (Sections 10-2-62 and 10-2-67).  

The above noted Subdivision Ordinance variances were approved with the following condition:  

• When frontage improvements along Edgelawn Drive are required as part of development 

or redevelopment of any property associated with the preliminary plat, the developer 

shall be responsible for constructing frontage improvements along Edgelawn Drive for all 

properties associated with the request. The frontage along Edgelawn Drive is shown as 

210.63 linear feet on the approved preliminary plat.  
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In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.  

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.  

Proffers  

The applicant has offered the following proffers (written verbatim):  

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.  

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than 

six (6) of the units being two-bedroom units.  

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.  

4. No vehicular access shall be permitted from the site to Edgelawn Drive.   

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of 

Edgelawn Drive.  

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.  

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.  

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.  

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue 

to meet the Public Right-of-Way Accessibility Guidelines standards.  

The conceptual site layout is not proffered.  

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.   
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Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-

residential space and to allow residential uses on all floors of the development. Proffer 2 has been 

amended to allow a maximum of 26 multi-family dwelling units, compared to the 

previously proffered maximum of 22 one-bedroom units. The updated proffer allows a mix of one- 

and two-bedroom units, with no more than six (6) units being two-bedroom units. If approved, and 

if they provide the maximum allowed six units with two bedrooms, then 10 additional bedrooms 

would be provided compared to the existing, approved proffers.  

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, 

then no trees would have been required.  

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, the 

applicant will be required to construct sidewalks along East Weaver Avenue and Edgelawn Drive 

as part of site development. While a Subdivision Ordinance variance granted in 2018 allowed the 

deferral of sidewalk construction along Edgelawn Drive at the time of subdivision, that 

approval included a condition that requires frontage improvements to be constructed during 

development or redevelopment of the property. If the applicant does not want to construct the 

sidewalk, a new variance to the Subdivision Ordinance is required.  

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 

minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.  

Land Use   

The Comprehensive Plan designates this site as Mixed Use and states:  

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 

165



5 

 

surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.   

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.  

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the 

site, the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-

residential uses on the site and given the size of the lot and the R-5 district 

regulations, the maximum number of multifamily units allowed on the site is 26, the same number 

as proffered.   

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.  

Transportation and Traffic  

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.  

The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:   

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the 

AM or PM peak hour as calculated using the latest edition of the Institute of 

Transportation Engineer’s Trip Generation Manual unless the property owner first, 
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at their cost: (1) completes a Traffic Impact Analysis accepted by the City 

Department of Public Works and (2) implements all identified mitigation measures 

or improvements. The City Department of Public Works may, in its sole discretion, 

waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.   

Public Water and Sanitary Sewer  

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site 

plan process. Any public system improvements required to meet the increased demands resulting 

from the project will be the responsibility of the developer.  

Housing   

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”  

Public Schools  

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.  

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 

School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.  

Conclusion  
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Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:   

All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM peak hour 

as calculated using the latest edition of the Institute of Transportation Engineer’s Trip Generation 

Manual unless the property owner first, at their cost: (1) completes a Traffic Impact 

Analysis accepted by the City Department of Public Works and (2) implements all identified 

mitigation measures or improvements. The City Department of Public Works may, in its sole 

discretion, waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

No drive-throughs will be permitted.  

Options   

1. Recommend approval of the rezoning and two special use permit requests with 

conditions submitted by the applicant with additional language recommended by staff.  

2. Recommend approval of the rezoning and two special use permit requests with 

conditions as submitted by the applicant.  

3. Recommend approval of the rezoning and two special use permit requests with other 

condition(s).  

4. Recommend approval of the rezoning request and denial of one or both of the special 

use permit requests.  

5. Recommend denial of the rezoning and special use permit requests.   

  

Attachments   

• Site maps  

• Application and supporting documents   
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NOTICE OF PUBLIC HEARING 
The Harrisonburg City Council will hold public hearings in the City Council Chambers, 409 South Main 

Street, Harrisonburg, VA on Tuesday, June 9, 2026, at 7:00 p.m., to consider the following: 

 

Special Use Permit – 1315 Carrera Lane (Short-Term Rental in R-1) 

A request from Kevin T. and Denise F. Goertzen for a special use permit per Section 10-3-34 (7) to allow 

a short-term rental in the R-1, Single-Family Residential District. The +/- 30,086-square foot property is 

addressed as 1315 Carrera Lane and is identified as tax map parcel 18-R-16. 

 

Rezoning – 850 Canterbury Court (R-1 to R-8C) 
A request from Robin L. Lake to rezone a +/- 12,692-square foot property from R-1, Single-Family 

Residential District to R-8C, Small Lot Residential District Conditional. The property is addressed as 850 

Canterbury Court and is identified as tax map parcel 23-V-14. 

 

Rezoning – 1351 and 1361 Peach Grove Avenue (R-5C (proffer amendment) & B-2 to R-5C) 

A request from Skylar & Talli LLC and James Madison University Real Estate Foundation Inc to rezone 

two adjacent parcels totaling +/- 15.35-acres from R-5C, High Density Residential District Conditional and 

B-2, General Business District to R-5C, High Density Residential District Conditional. The parcels are 

addressed as 1351 & 1361 Peach Grove Avenue, are identified as tax map parcels 92-F-10 & 6, and are 

currently zoned R-5C and B-2, respectively.  

 

Special Use Permit – 1351 and 1361 Peach Grove Avenue (To Allow Multiple-Family Dwellings of More 

Than 12 Units Per Building in R-5) 

A request from Skylar & Talli LLC and James Madison University Real Estate Foundation Inc for a special 

use permit per Section 10-3-55.4 (1) to allow multiple-family dwellings of more than twelve (12) units per 

building in the R-5, High Density Residential District. The two adjacent parcels totaling +/- 15.35-acres are 

addressed as 1351 & 1361 Peach Grove Avenue and are identified as tax map parcels 92-F-10 & 6, 

respectively. 

 

Rezoning – 1340 South Main Street (proffer amendment, R-5C) 

A request from Marilyn S. Pendlebury to rezone a +/- 1.23-acre property to amend proffers for a property 

zoned R-5C, High Density Residential Conditional. The property is addressed as 1340 South Main Street 

and is identified as tax map parcel 18-R-22. 

 

Special Use Permit - 1340 South Main Street (to allow multiple-family building with more than 12 units 

in R-5C) 

A request from Marilyn S. Pendlebury for a special use permit per Section 10-3-55.4 (1) to allow multiple-

family dwellings of more than twelve (12) units per building in the R-5C, High Density Residential District 

Conditional. The +/- 1.23-acre property is addressed as 1340 South Main Street and is identified as tax map 

parcel 18-R-22. 

 

Special Use Permit - 1340 South Main Street (to allow retail, offices, restaurants, etc. in R-5C) 

A request from Marilyn S. Pendlebury for a special use permit per Section 10-3-55.4 (4) to allow retail 

stores, convenience shops, personal service establishments, restaurants (excluding those with drive-through 

facilities), medical clinics, and business and professional offices under conditions set forth in subsections 

10-3-55.6 (f) and (g) in the R-5C, High Density Residential District Conditional. The +/- 1.23-acre property 

is addressed as 1340 South Main Street and is identified as tax map parcel 18-R-22. 

 

Applications and other information are available for review by contacting the Department of Community 

Development, 409 South Main Street, Monday through Friday, 8:00 a.m. to 5:00 p.m. Please call (540) 432-
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7700 to obtain a copy by email or by appointment. More information is available at 

www.harrisonburgva.gov/public-hearings. Interested parties will be able to attend the meeting and to watch 

the meeting on Public Education Government Channel 1072, and the City’s website at www.harrisonburg-

va.legistar.com/Calendar.aspx.  

               

Publication dates: 

Wednesday, May 27, 2026 

Wednesday, June 3, 2026 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 

180



181



182



183



August 2017:
– Comprehensive Plan Land Use Guide Map Amendment.
– Rezoning from R-1 and R-3 to R-5C for 22 one-bedroom units as well as retail uses.
– SUP to allow multi-family dwellings with more than 12 units per building.
– SUP to allow non-residential uses (excluding restaurant drive-through facilities)

November 2018:
– PP and Sub. Ord. variances approved to not dedicate ROW along Edgelawn Drive and to 

not construct improvements along Edgelawn Drive and East Weaver Avenue during the 
subdivision.

August 2019:
– Final subdivision plat recorded with the dedication of 527 square feet of ROW 

along Edgelawn Drive.
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1. Residential and non-residential uses, with no 
more than 5,000 sq. ft. of non-residential space.

2. 26 units consisting of 1 and 2 bedrooms with no 
more than 6 units with 2 bedrooms.

3. No parking lot between the building and South 
Main St. and East Weaver Ave.

4. No vehicular access to Edgelawn Dr.

5. 6-foot opaque fence along Edgelawn Dr.

6. 6-foot opaque fence along tax maps 18-R-20, 
21, and 22A.

7. No structure, except a dumpster, shall be 
located within 150 ft. of Edgelawn Dr. ROW.

8. Minimum of 6 small ornamental deciduous or 
evergreen trees along Edgelawn Dr.

9. Reconstruct the curb ramp to accessibility 
guideline standards at corner of South Main St. 
and East Weaver Ave. 185



Proposed Proffer Amendments
Existing 2017-Approved Proffers Proposed Proffer Amendments

1. Buildings shall contain residential and nonresidential
uses. First floor shall contain non-residential uses.

1. Principle buildings shall contain residential and non-
residential uses. Commercial uses shall only
be permitted on the first floor and shall not exceed
5,000 square feet throughout all buildings. Residential
units may be located on the first floor.

2. 22 one-bedroom multi-family units. 2. 26 total units with only one- and two-bedrooms. No
more than 6 units may be two-bedroom units.

4. Only one vehicular access point to South Main
Street, which shall only be right-in/right-out. 4. This proffer was removed.
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SUP Requests
Section 10-3-55.4(1):
To allow multi-family dwellings with more than twelve (12) units
per building.

Section 10-3-55.4(4):
Retail stores, convenience shops, personal service establishments,
restaurants (excluding those with drive-through facilities), medical
clinics, and business and professional offices under conditions set
forth in subsections 10-3-55.6(f) and (g) and such other conditions
deemed necessary by city council.
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Suggested Conditions for SUP Section 10-3-55.4 (4)
1. All traffic generating uses on the site, including uses not associated

with the special use permit, shall be limited to a combined total of 100
vehicle trips in either the AM or PM peak hour as calculated using the
latest edition of the Institute of Transportation Engineer’s Trip
Generation Manual unless the property owner first, at their cost: (1)
completes a Traffic Impact Analysis accepted by the City Department of
Public Works and (2) implements all identified mitigation measures or
improvements. The City Department of Public Works may, in its sole
discretion, waive, in whole or in part, completion of a Traffic Impact
Analysis or any identified mitigation measures or improvements.

2. No drive-throughs will be permitted.
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Recommendation

Staff and Planning Commission (7-0) recommends approval of 
the rezoning and the two special use permit requests with the 
two conditions attached to the SUP per Section 10-3-55.4 (4) 
submitted by the applicant and amended by staff.  
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June 9, 2026 City Council Meeting  

  

Title  

Consider Rezoning (Proffer Amendment) and Special Use Permits for 1340 South Main Street — 

Planning Commission and Adam Fletcher, Community Development  

  

Summary  

Project name  N/A  

Address/Location  1340 South Main Street  

Tax Map Parcels  18-R-11  

Total Land Area  +/- 1.23 acres  

Property Owner  Marilyn S. Pendlebury  

Owner’s Representative  Mike Hendricksen and Hans Harman  

Present Zoning  R-5C, High Density Residential Conditional  

Proposed Zoning  R-5C, High Density Residential Conditional   

Proposed Special Use Permit(s)  

 Multiple-family dwellings of more than twelve (12) 

units per building per Section 10-3-55.4 (1)  

 Retail stores, convenience shops, personal service 

establishments, restaurants (excluding those with 

drive-through facilities), medical clinics, and 

business and professional offices per Section 10-3-

55.4 (4)  

Planning Commission   May 13, 2026 (Public Hearing)  

City Council   
June 9, 2026 (First Reading/Public Hearing)  

Anticipated June 23, 2026 (Second Reading)  

  

Recommendation  

Option 1. Staff and Planning Commission (7-0) recommend approval of the rezoning and 

two special use permit requests with conditions submitted by the applicant 

with additional language recommended by staff.    

  

Context & Analysis  

The following land uses are located on and adjacent to the property:  

Site:    Vacant lot, zoned R-5C  

North:    Office building, zoned R-3, and single-family detached dwellings, zoned R-1  

East:    Single-family detached dwelling and across Edgelawn Drive single-family detached 

dwellings, zoned R-1  
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South:    Across East Weaver Avenue single family detached dwellings, zoned R-

1, and an office building, zoned B-2C   

West:    Across South Main Street, residential uses, zoned R-3  

The applicant is requesting a proffer amendment and two special use permits (SUPs) for a +/- 

1.23-acre property addressed as 1340 South Main Street and identified as tax map parcel 18-R-22. 

The property is zoned R-5C, High-Density Residential District Conditional.  Regarding the 

requested SUPs, the first is per Section 10-3-55.4 (1) to allow multiple-family dwellings of more 

than twelve (12) units per building. The second is per Section 10-3-55.4 (4) to allow retail stores, 

convenience shops, personal service establishments, restaurants (excluding those with drive-

through facilities), medical clinics, and business and professional offices.  

History  

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:  

 An amendment to the Comprehensive Plan’s Land Use Guide map from Professional and 

Low Density Residential to Mixed Use;  

 A rezoning from R-1, Single-Family Residential and R-3, Medium-Density Residential to 

R-5C, High-Density Residential District Conditional;  

 An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with more than 

twelve (12) units per building; and  

 An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).  

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision 

Ordinance variances:  

 To not dedicate the standard public street right-of-way for Edgelawn Drive (Sections 10-

2-41(a) and 10-2-66);  

 To not dedicate the full 25 feet of public street right-of-way along the Edgelawn Drive 

frontage (Section 10-2-45); and  

 To not construct or provide surety for frontage improvements along Edgelawn Drive and 

East Weaver Avenue at the time of subdivision (Sections 10-2-62 and 10-2-67).  

The above noted Subdivision Ordinance variances were approved with the following condition:  

 When frontage improvements along Edgelawn Drive are required as part of development 

or redevelopment of any property associated with the preliminary plat, the developer 

shall be responsible for constructing frontage improvements along Edgelawn Drive for all 

properties associated with the request. The frontage along Edgelawn Drive is shown as 

210.63 linear feet on the approved preliminary plat.  
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In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.  

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.  

Proffers  

The applicant has offered the following proffers (written verbatim):  

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.  

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than 

six (6) of the units being two-bedroom units.  

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.  

4. No vehicular access shall be permitted from the site to Edgelawn Drive.   

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of 

Edgelawn Drive.  

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.  

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.  

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.  

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue 

to meet the Public Right-of-Way Accessibility Guidelines standards.  

The conceptual site layout is not proffered.  

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.   
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Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-

residential space and to allow residential uses on all floors of the development. Proffer 2 has been 

amended to allow a maximum of 26 multi-family dwelling units, compared to the 

previously proffered maximum of 22 one-bedroom units. The updated proffer allows a mix of one- 

and two-bedroom units, with no more than six (6) units being two-bedroom units. If approved, and 

if they provide the maximum allowed six units with two bedrooms, then 10 additional bedrooms 

would be provided compared to the existing, approved proffers.  

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, 

then no trees would have been required.  

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, the 

applicant will be required to construct sidewalks along East Weaver Avenue and Edgelawn Drive 

as part of site development. While a Subdivision Ordinance variance granted in 2018 allowed the 

deferral of sidewalk construction along Edgelawn Drive at the time of subdivision, that 

approval included a condition that requires frontage improvements to be constructed during 

development or redevelopment of the property. If the applicant does not want to construct the 

sidewalk, a new variance to the Subdivision Ordinance is required.  

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 

minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.  

Land Use   

The Comprehensive Plan designates this site as Mixed Use and states:  

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 
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surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.   

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.  

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the 

site, the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-

residential uses on the site and given the size of the lot and the R-5 district 

regulations, the maximum number of multifamily units allowed on the site is 26, the same number 

as proffered.   

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.  

Transportation and Traffic  

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.  

The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:   

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the 

AM or PM peak hour as calculated using the latest edition of the Institute of 

Transportation Engineer’s Trip Generation Manual unless the property owner first, 
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at their cost: (1) completes a Traffic Impact Analysis accepted by the City 

Department of Public Works and (2) implements all identified mitigation measures 

or improvements. The City Department of Public Works may, in its sole discretion, 

waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.   

Public Water and Sanitary Sewer  

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site 

plan process. Any public system improvements required to meet the increased demands resulting 

from the project will be the responsibility of the developer.  

Housing   

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”  

Public Schools  

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.  

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 

School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.  

Conclusion  
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Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:   

1. All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM 

peak hour as calculated using the latest edition of the Institute of Transportation Engineer’s 

Trip Generation Manual unless the property owner first, at their cost: (1) completes a 

Traffic Impact Analysis accepted by the City Department of Public Works and (2) 

implements all identified mitigation measures or improvements. The City Department of 

Public Works may, in its sole discretion, waive, in whole or in part, completion of a Traffic 

Impact Analysis or any identified mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

Options   

1. Approve the rezoning and two special use permit requests with conditions submitted by 

the applicant with additional language recommended by staff.  

2. Approve the rezoning and two special use permit requests with conditions as submitted by 

the applicant.  

3. Approve the rezoning and two special use permit requests with other condition(s).  

4. Approve the rezoning request and deny one or both of the special use permit requests.  

5. Deny the rezoning and special use permit requests.   

  

Attachments   

 Extract from Planning Commission 

 Site maps  

 Application and supporting documents   
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Purcell Park Development Concerns 
 
8 July 2026 
 
Dear Mayor Reed; Vice-Mayor Flemi; Councilmembers Robinson, Dent, and Alsaadun; 
Director of Community Development Fletcher, and Deputy Director Dang: 
 
The proposed multiple-use development on the east side of South Main Street between 
Edgelawn and Weaver has raised a number of concerns among citizens who live in the 
Purcell Park Neighborhood.  In a previous letter of 6 July 2026, I addressed the overriding 
concerns: traQic and safety.  In this letter, I would like to address the specific details of the 
proposal and its proQers, upon which the Council will vote on July 28. 
 
To reiterate from my previous letter: My wife (Suzanne Fiederlein) and I have lived at 28 
Edgelawn Drive—at the Northwest corner of the Purcell Park neighborhood—for 30+ years.  
We dearly love Harrisonburg in general and our “Norman Rockwell” neighborhood in 
particular.  However that neighborhood is constantly under threat from commercial creep, 
JMU expansion, increased traQic (the subject of the letter of July 6), and unruly students in 
nearby frat houses. 
 
In our experience it seems that about every five years the neighborhood faces a major 
threat, often in the form of proposed development that could have a significant negative 
impact on the neighborhood.  Fortunately, the Council has voted down the most egregious 
proposals: for example, Lou Holtzman’s proposal two decades ago to build a Liberty gas 
station where the Starbucks now resides across Port Republic Road from the main 
entrance to JMU, or the recent proposal by 7 Brew CoQee to open a drive-thru coQee shop 
(with loud music) where the Marks & Harrison Law OQice is now located at the corner of 
Port Republic Road and Main Street.   In the three decades we have lived in the 
neighborhood, the City has approved several proposals that have had mildly negative, 
neutral, or slightly positive eQects on the neighborhood, depending upon perspective: for 
example, the construction of a Rite Aid on South Main (now a Dollar Tree), the small strip 
mall across from the main entrance to JMU, re-zoning for the use of a former residence on 
South Main as a restaurant (Grilled Cheese Mania), and the re-purposing of the former 
SunTrust/Truist Bank branch oQice at Port Republic and Main as a law oQice (Marks & 
Harrison).  I am grateful to the City for its historic wisdom in these diQicult decisions that, 
for the most part, have preserved the integrity of the neighborhood. 
 
The current proposal by developers Mike Hendricksen and Hans Harman falls into what I 
consider a gray area. It is not the best use of the property in my estimation; neither is it the 
worst. Whether or not the net eQect on the neighborhood is negative or positive depends to 
a large extent on the specific details of the implementation, many yet to be determined. 
 
Before I address those details, let me start with some givens.  1) Nature abhors a vacuum, 
and invariably some sort of development will go into the currently undeveloped space. 2) 
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The City has a dire shortage of single-family dwellings and one-bedroom apartments. 3) 
Mixed-use development *can* enhance the quality of life in a neighborhood, but whether or 
not the net impact is negative or positive depends strongly on the details of the project and 
what types of establishments occupy the commercial space. 
 
Now to the details and their merits.  The developers propose a three-story building 
(oriented along South Main Street between Weaver and Edgelawn) with 5000 square feet of 
commercial space on the ground floor and 26 apartments, up to 6 of which can be two-
bedroom.  The main entrance would be on Weaver because current state guidelines 
prohibit the right-in, right-out access on Main Street that both the developers and 
neighborhood residents would like to see.  The parking area will be fence enclosed, with a 
six-foot high fence.  A row of trees will be planted outside the fence along Edgelawn. 
 
Here are some details that need to be addressed in assessing whether the proposed 
development will be a benefit or detriment to the neighborhood and the City. 
 

1) According to the developers, traQic algorithms predict that the combined residential 
and commercial space will produce 400 additional automobile trips daily that 
emanate from the development.  This will greatly impact the already problematic 
traQic situation in the neighborhood that was the subject of my previous letter.  If the 
state disallows the proposed right-in, right-out access along Main Street, then traQic 
on Weaver, already problematic when JMU is in session, will become far worse.  
Moreover, some Weaver traQic will divert onto Edgelawn Drive, which is a one-lane 
alleyway not mean to be a thoroughfare.  When combined with additional traQic 
associated with the imminent opening of the new Kids Castle in Purcell Park, the 
traQic associated with the proposed development will produce a dangerous traQic 
scenario for the neighborhood. In my judgement, if the state will not grant a waiver 
for right-in, right-out access on Main Street, the proposal should not be approved. 

 
2) It is the opinion of this resident that a strictly residential use of the property would 

be a better option than mixed-use, specifically all townhomes or a courtyard full of 
attractive duplexes and/or triplexes, such as those shown in the accompanying 
photograph.  Strictly residential use would decrease traQic impact and eliminate 
worries about how the commercial space is used. For example,  

 
3) There should be no late-night or noisy uses of the commercial space: no vape 

shops, tattoo parlors, massage parlors, or restaurants with late-night bars. 
 

4) To minimize impact to neighbors and their property values, the proQered fence 
should be 8 feet tall, not 6.  Moreover, the property would be much more attractive 
(and less detrimental to nearby property values) if it included trees/landscaping 
within the parking area, not just along Edgelawn Drive. 

 

199



5) What can be done to insure that the property will not be overtaken by unruly 
fraternities like those across Main Street? 

 
Finally, I’d like to close with a rhetorical question for City Council members.  The current 
modus operandi is that developers make a proposal, and one way or another, try to force it 
upon residents.  If the neighborhood is lucky, sometimes the developers are reasonable 
enough to consider the concerns of the neighborhood and to tweak their proposals 
according, as has thankfully been the case for Giles Stone’s original proposal and for Mike 
Hendricksen’s modified proposal.  However, this is still backwards.  Why can’t the City 
require developers to consult with residents BEFORE submitting proposals? Why can’t 
residents and developers be on the same team for the betterment of the Friendly City? We 
could be, but it will take innovative thinking and some new ordinances. 
 
Respectfully yours, 
Dave Pruett 
28 Edgelawn Drive 
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June 1, 2026 

TO THE MEMBERS OF CITY COUNCIL 

CITY OF HARRISONBURG, VIRGINIA 

SUBJECT: Consider a request from Marilyn S. Pendlebury to rezone 1340 South Main Street  

   

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 South   

Main Street (to allow multifamily buildings with more than 12 units)  

   

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 South Main 

Street (to allow retail, offices, restaurants, etc.)  
 

EXTRACT FROM THE DRAFT MINUTES OF HARRISONBURG PLANNING 

COMMISSION MEETING HELD ON:  May 13, 2026 

 

Chair Baugh read the request and asked staff to review.   

   

Ms. Rupkey said the applicant is requesting a proffer amendment and two special use permits 

(SUPs) for a +/- 1.23-acre property addressed as 1340 South Main Street and identified as tax map 

parcel 18-R-22. The property is zoned R-5C, High-Density Residential District 

Conditional.  Regarding the requested SUPs, the first is per Section 10-3-55.4 (1) to allow 

multiple-family dwellings of more than twelve (12) units per building. The second is per Section 

10-3-55.4 (4) to allow retail stores, convenience shops, personal service establishments, restaurants 

(excluding those with drive-through facilities), medical clinics, and business and professional 

offices.   

 

History   

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:   

 An amendment to the Comprehensive Plan’s Land Use Guide map from 

Professional and Low Density Residential to Mixed Use;   

 A rezoning from R-1, Single-Family Residential and R-3, Medium-Density 

Residential to R-5C, High-Density Residential District Conditional;   

 An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with 

more than twelve (12) units per building; and   
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 An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).   

 

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision Ordinance 

variances:   

 To not dedicate the standard public street right-of-way for Edgelawn Drive 

(Sections 10-2-41(a) and 10-2-66);   

 To not dedicate the full 25 feet of public street right-of-way along 

the Edgelawn Drive frontage (Section 10-2-45); and   

 To not construct or provide surety for frontage improvements 

along Edgelawn Drive and East Weaver Avenue at the time of subdivision (Sections 

10-2-62 and 10-2-67).   

 

The above noted Subdivision Ordinance variances were approved with the following condition:   

 When frontage improvements along Edgelawn Drive are required as part of 

development or redevelopment of any property associated with the preliminary plat, 

the developer shall be responsible for constructing frontage improvements 

along Edgelawn Drive for all properties associated with the request. The frontage 

along Edgelawn Drive is shown as 210.63 linear feet on the approved preliminary 

plat.   

  

In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.   

 

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.   

 

Proffers   

The applicant has offered the following proffers (written verbatim):   

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.   

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than six 

(6) of the units being two-bedroom units.   

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.   

4. No vehicular access shall be permitted from the site to Edgelawn Drive.    
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5. A 6-foot tall opaque fence shall be installed and maintained along the frontage 

of Edgelawn Drive.   

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.   

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.   

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.   

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue to 

meet the Public Right-of-Way Accessibility Guidelines standards.   

  

The conceptual site layout is not proffered.   
 

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.    
 

Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-residential space 

and to allow residential uses on all floors of the development. Proffer 2 has been amended to allow 

a maximum of 26 multi-family dwelling units, compared to the previously proffered maximum of 

22 one-bedroom units. The updated proffer allows a mix of one- and two-bedroom units, with no 

more than six (6) units being two-bedroom units. If approved, and if they provide the maximum 

allowed six units with two bedrooms, then 10 additional bedrooms would be provided compared 

to the existing, approved proffers.   
 

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, then 

no trees would have been required.   
 

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, 

the applicant will be required to construct sidewalks along East Weaver Avenue 

and Edgelawn Drive as part of site development. While a Subdivision Ordinance variance granted 

in 2018 allowed the deferral of sidewalk construction along Edgelawn Drive at the time of 

subdivision, that approval included a condition that requires frontage improvements to be 

constructed during development or redevelopment of the property. If the applicant does not want 

to construct the sidewalk, a new variance to the Subdivision Ordinance is required.   
 

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 
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minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.   
 

Land Use    

The Comprehensive Plan designates this site as Mixed Use and states:   
 

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 

surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.    
 

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.   
 

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the site, 

the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-residential 

uses on the site and given the size of the lot and the R-5 district regulations, the maximum number 

of multifamily units allowed on the site is 26, the same number as proffered.    
 

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.   
 

Transportation and Traffic   

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.   

204



5 

 

The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:    
 

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the AM or 

PM peak hour as calculated using the latest edition of the Institute of Transportation 

Engineer’s Trip Generation Manual unless the property owner first, at their cost: (1) 

completes a Traffic Impact Analysis accepted by the City Department of Public Works 

and (2) implements all identified mitigation measures or improvements. The City 

Department of Public Works may, in its sole discretion, waive, in whole or in part, 

completion of a Traffic Impact Analysis or any identified mitigation measures or 

improvements.   

2. No drive-throughs will be permitted.   

  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.    
 

Public Water and Sanitary Sewer   

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site plan 

process. Any public system improvements required to meet the increased demands resulting from 

the project will be the responsibility of the developer.   
 

Housing    

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”   
 

Public Schools   

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.   
 

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 
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School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.   
 

Conclusion   

Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:    
 

1. All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM 

peak hour as calculated using the latest edition of the Institute of Transportation Engineer’s 

Trip Generation Manual unless the property owner first, at their cost: (1) completes a 

Traffic Impact Analysis accepted by the City Department of Public Works and (2) 

implements all identified mitigation measures or improvements. The City Department of 

Public Works may, in its sole discretion, waive, in whole or in part, completion of a Traffic 

Impact Analysis or any identified mitigation measures or improvements.   

2. No drive-throughs will be permitted.  
 

Ms. Rupkey asked if there were any questions for staff.  

   

Commissioner Seitz said I noted that the site plan that was submitted as an example is not a 

proffered site plan, I get that. And I noticed that the date of it was about a year ago, 2025. I know 

we can ask the applicant this, do they have the capacity to make the building bigger or what is 

going to happen to this area where we are not going to have access to South Main Street?   

   

Ms. Rupkey said that would be a question for the applicant, but they are not proffering the exact 

location of that building.   

   

Commissioner Seitz said that was the other question...but it does say the building does need to be 

against [South] Main Street and against Weaver [Street] on the corner.   

   

Ms. Rupkey said correct, but they could theoretically change the shape.   

   

Commissioner Seitz said whatever the footprint it is pushed west and pushed south.   

   

Chair Baugh asked if there were any more questions for staff. Hearing none, he invited the 

applicant or applicant’s representative to speak to their request.  

   

Mike Hendricksen, the applicant’s representative and contract purchaser, came forward to speak 

to the request. He said for the last many years we have watched this site sit; as we all have. This, I 

would say, is an infill site. There are some other terms used to describe some other things earlier 

and I think this is an infill site and a perfect candidate for this type of mixed use development. I 

am one of the contractor purchasers by the way and I have a partner on this and when we sit down 

and talk through: hey let’s look at the previous plan, what we like about it, and what we might not 
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like about it, and what do we think should be adjusted. Ten thousand square feet of commercial 

space on the previous plan there is a lot of commercial space for this site. It would generate a lot 

more traffic to this site than what we have proposed now at 5,000 square feet. On the residential 

side, I think it was 22 one-bedroom units, and if I am not mistaken, I think there was some shorter-

term type of idea with renting those. These would be longer term units. Twenty-

six apartments. Twenty of them, potentially, one-bedroom up to six two-bedroom units, and I 

think we would be maxed out at that six two-bedroom units so we would have to have a minimum 

of 20 one-bedroom units the way that we have presented it. In terms of overall ideas with mixed 

use buildings, we do believe that these help the social interactions that I think we are all wanting 

to continue to see in sites like this where you have a mix of uses. You have some potentially service 

type things. You have some residential. You have some impromptu and then planned interactions 

between the two, these different groups of people that are in our community. So, while this is not 

a large site like some previous ones that have been discussed, we think that there can be some 

types of interactions between residents, professionals, people needing services, all of that type of 

thing on this site. One thing I will just go back to right quick that was mentioned about the 

placement of the building, we want the building up along South Main [Street]. We do not want to 

put that back and put a bunch of parking right there. We would like to see the parking behind the 

building, as we have it drawn there. That date may have been last year but there have been 

significant updates on this plan since our initial work on this last year. Where we are, we would 

love to see this new iteration of the mixed-use plan that we have put forward move forward to the 

stage. Like I have said, we have watched this site sit for a very long time as everyone has kind 

of wondering, there was something that was approved at one time and nothing happened. We 

would like to see something be approved and happen here and corresponds with 

our Comprehensive Plan as well. I will be glad to answer any questions you have.   

   

Commissioner Seitz said what makes this viable now? How come the previous approvals and stuff 

did not move ahead? What has changed to make this viable now that did not come 

together previously?   

   

Mr. Hendricksen said I think the main thing from the previous plan, everyone on Commission 

knew the late [Mr. Giles] Stone and so I think at that stage where he was in his career 

and life,  this was a pretty big project. This is a pretty big step forward. At that point in time, I am 

just not sure he wanted to take the risks. At this point, we see that it is here. It is in a corridor that 

is growing and will continue to grow especially with the announcements and things that have been 

mentioned about JMU’s growth. Some of that additional staffing potentially that was discussed 

with that growth, maybe they can find a home here as well as some services.  

   

Vice Chair Porter said have you had much discussion with the neighborhood? The folks that live 

on Weaver [Street] and some of the residential that is close to the site.   

   

Mr. Hendricksen said we have not.   

   

Chair Baugh said this is a neighborhood that has historically gotten quite engaged. I know some 

folks that are here and suspect that they are attached to some other people who are watching 

this pretty intently.  
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Chair Baugh asked if there were any more questions for the applicant’s representative. Hearing 

none, he opened the public hearing and asked if there was anyone in the room or on the phone 

wishing to speak to the request.   

   

Suzanne Fiederlein, a resident at 28 Edgelawn Drive, came forward to speak to the request. She 

said I were involved in the discussions back in 2017 as well. We have lived there 30 years 

and several of our neighbors have lived there even longer. Having read all of the documents related 

to this, I really appreciate the owner’s attempt to be very honest and true to the agreements that 

were reached in 2017, adhering to the proffers that were presented then. What I would like to draw 

attention to is that there are other things that have changed around it since 2017. In particular, the 

traffic situation and what has happened elsewhere in the neighborhood. We have had major 

problems in the neighborhood with the apartments across [South] Main Street from us. This is 

right down from Port Republic Road and South Main Street, it is a horrible intersection. We cannot 

get in and out of our neighborhood easily at Edgelawn Drive or Weaver Avenue or Monument 

Avenue and that is only going to get worse when Kids Castle opens. There are times when I am 

trying to turn into my neighborhood going south toward South Main Street, I cannot get in 

at Edgelawn Drive, Weaver Avenue and Monument Avenue because it is all backed up. This one 

entrance now, no entrance off of Main Street, it is only going to be off of Weaver Avenue, and it 

is going to add a whole lot more traffic in and out of Weaver Avenue. With the fraternities having 

moved in at  17 and 21 Weaver Avenue there are excessive cars parked on the streets. The one 

good thing about having the open field is that the students have been parking in the old parking lot 

there and getting off the street. Students from across the street park there and on the street. We are 

only going to have more traffic in and out of Weaver Street as a result of this. It is a problem 

again of something much larger than this development itself. It would be really nice to use this 

land for a good residential purpose in our neighborhood. My concern is with the larger traffic 

problem in the area. The fact that we cannot get in and out of our neighborhood and coming from 

Port Republic Road which is horribly backed up as well and now you cannot turn left in various 

places at certain times into our neighborhood. We are really trapped in our neighborhood. Having 

more traffic and it will not just be coming from South Main Street they will be turning onto 

Crawford Avenue and coming down through South Main and Weaver Avenue. We have a wicked 

curve and wicked hill there. People walk in the street with their dogs and their kids. It is just a 

major problem. Since 2017, that aspect has become a lot worse. That is the main concern I want 

to draw your attention to about this. Not the development, per se, but the fact that it is really in a 

place that is going to have major traffic problems. Thank you.   

   

Randy Hoffman, a resident at 25 Edgelawn Drive, came forward to speak to the request. He said 

my wife and I live at 25 Edgelawn Drive which is the one property on this block that is an owner 

residential property. There is the other residential spot behind our house that is the rental home 

right now. We clearly have a highly invested interest in this. It was interesting to me this evening 

hearing many of the presenters talk about approaching neighborhood before pitching their plans. I 

certainly wish that would have occurred and I wish I had a better understanding. As an 

example, the drawings that I saw showed an entry and an exit off South Main Street and unless I 

have misunderstood, I understand that is no longer going to be in the plan. There will be an entry 

and exit only off of Weaver Avenue. That is not what was shown on the information that we were 

sent. I think that this plan in general is probably the best of many bad alternatives for somebody 

who is living on the property. I will support your decision to approve it. I do think that there are 
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still some concerns that I want to voice. When we acquired this property in 2004 from Pete 

Shank, who I think deserves to be better recognized as a community leader than he seems to have 

gotten. I know he was never really involved in government, but he was a great guy for the 

community. We bought the house from him. It was really apparent when we bought this house that 

we were acquiring property very close to commercial. We are in essence half a block from one of 

the busiest intersections in Harrisonburg, either way. We are about half a block off of Port 

Republic Road. We are half a block off of South Main Street. At the time that we acquired this 

property, there were all commercial properties on South Main Street. All of those commercial 

properties were professional businesses, and it was our understanding that was the zoning. I realize 

things change over time, and I do not think zoning can be carved in stone, but as a homeowner in 

this situation, I find it disconcerting that after buying property and looking into the zoning that 

surrounded me that it somehow got pulled out from under my feet. It is now not just for business 

professionals, but it is also for high density residential. Again, I am not opposed to this particular 

plan. I think it probably is one of the best alternatives that we can expect in the neighborhood. I 

have concerns that with the traffic as it is laying out and especially hearing that people cannot enter 

or exit directly from South Main Street, you are going to put a lot of people going out onto Weaver 

Avenue and many of them are likely to try and circumvent what is going to be a backup to South 

Main Street by cutting through Edgelawn Drive. I am not sure how familiar you are 

with Edgelawn Drive but while Edgelawn Drive, as it leaves South Main Street and goes back to 

where it turns, is two lanes. Once it turns and heads towards Weaver Avenue it is about 11 feet 

wide and two cars cannot pass. Right now, if somebody is coming out of Edgelawn Drive and I 

am going in off Weaver Avenue one of us has to stop and go well hey neighbor I will get out of 

your way I will back up. It has not been an issue but somehow I am very worried about this since 

the entrance and exit off of South Main Street has been eliminated. I do not know that this 

was actually in a proffer but I think this may have been something that may have been a discussion 

with Giles Stone, who I know very well. By the way I do not think Giles was ready to give up on 

business ideas at the time he took this project on. I think it is probably likely that what he found 

was he did not have investors interested in 10,000 square feet of retail space. I think 

that is probably a little bit too much for the area myself. He had indicated however that the 

businesses that would go in there would not be around the clock and go until late at night. I am a 

little concerned that I do not see anything to that effect. I am not sure that I ever did in proffers, but 

I am concerned that those businesses that can go in there may be 24 hour and there is nothing that 

prevents the current or future owners from going ahead with that type of business. There are a 

couple of other things that I am sure that you can ask for in a proffer. Being the one residence there 

I would feel a whole lot more comfortable if the fence that separated this development from our 

property were taller than six foot. I would appreciate not having the people on the second floor of 

22 apartments looking down into my backyard. I do not know what the height limits are. I think it 

would probably require a special use to go more than six feet. It seems like that would indicated in 

this case. I do not feel like I should have to pay for a 12-foot fence. I am also concerned that the 

current drawings reverted the dumpster location back to the corner right next to our home and not 

up against Weaver Avenue like it had been represented in the last set of drawings 

that Giles had submitted.   

   

Tom Templeton, a resident of 131 East Weaver Avenue, came forward to speak to the request. He 

said we have been at our residence since August of 1992. We have been loyal members of that 

neighborhood. We have had a lot of good times in that neighborhood and we miss the people that 
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are no longer there. Each day I get up early in the morning and see a lot of traffic. If the City wants 

to make a lot of money they need to put a police officer up at the end of Weaver Avenue right 

where it meets Crawford Avenue. That is a dangerous intersection. I stand there in my yard and I 

watch. As far as this apartment building, I think it is hard on the integrity of the neighborhood. I 

do not know that it is necessary. If you go down to the bottom of Weaver Avenue where they want 

to build this thing there are two rentals on the south side of Weaver Avenue that 

Suzanne mentioned and those kids park in different directions all the time. It is a bottleneck right 

there. I leave for work anywhere from six o’clock to seven o’clock in the morning and a lot of 

times it is hard to get out onto Weaver Avenue especially coming back in the evenings. If you 

come up Port Republic Road and your blinking lights are running where you cannot turn left onto 

Crawford Avenue. You cannot turn left into the little alley of Hillcrest Drive so you have to come 

down to Route 11, turn left into Edgelawn Drive or turn left onto Weaver Avenue it is tough. It is 

a dangerous situation. I appreciate what you guys do here. My dad back in the 70s and 80s where 

I grew up in Western Pennsylvania he was President of Town Council and 

County Commissioner and he would appreciate what you girls and guys do here this evening and 

we appreciate what you do also.   

   

Dave Pruett, a resident of 28 Edgelawn Drive, came forward to speak to the request. He said we 

are very concerned about several things. We have been in our house going on 31 years. We love 

the Purcell Park neighborhood. It is vibrant. The neighbors are great. We constantly feel under 

threat. JMU is buying us out through piecemeal. Frats have moved across South Main Street 

from us and we get parties three nights a week. It is supposed to end at 10 o’clock and it can go to 

1 or so sometimes. It seems to me that one of your jobs is to at minimum preserve the integrity of 

neighborhoods. With that said, I recognize something has to be done with that property. Like 

Randy, I do not quite feel like it is the least bad alternatives I think there are a couple of 

alternatives. You may not remember but the very first proposal for that property was townhomes. 

I think even better than townhomes would be duplexes and triplexes. I am not a developer and I 

realize that the horse is out of the barn. I always find that the devil is in the details. Everything 

looks good on paper but how it is processed it can turn out very good or very bad. I am thankful 

that Giles worked with us before he passed away. That developer seems to be taking some of the 

concerns of the neighborhood into consideration which it would have certainly been nice if they 

had talked to us directly, which has not happened. My wife mentioned the traffic issue and it is not 

manufactured, it is a real problem. There are times when we absolutely cannot get out of our 

neighborhood and it is only going to get worse. As much as we love having the 

new kids’ playground at Purcell Park that is going to attract a lot of traffic. I guess you know your 

business better than I do. Try not to do anything that is going to damage this wonderful 

neighborhood. It is hard to keep the integrity, it is real easy to break it.   

   

Chair Baugh closed the public hearing and opened the matter for discussion.  

   

Commissioner Jezior said I am not sure who this question is for but why was the entrance and 

exit onto South Main Street taken away?   

   

Ms. Rupkey said it is still shown on the concept plan, the Engineer did not remove it from the 

concept plan but it is physically no longer allowed due to our access management standards. We 
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would not allow them to build that entrance based on what we allow for distances between 

entrances.   

   

Commissioner Jezior said so it is too close to it?  

   

Ms. Rupkey said yes it needs to be 250 feet away and to move it 250 feet away 

from Edgelawn Drive puts it too close to East Weaver Avenue. Moving it 200 feet from East 

Weaver Avenue is too close to Edgelawn Drive.   

   

Vice Chair Porter said I have a question related to Edgelawn Drive because I lived 

on Bluestone Street for a period of time and I know that is a strange little road there that is 

effectively a one lane alley. I guess I am looking at City staff here, how do we view that road? Is 

it just a navigable normal City maintained road?   

   

Ms. Rupkey said it is a public street. It is substandard and does not meet the requirements for 

width, curb and gutter, and sidewalks. It does not have any of that but it is a public street.   

   

Vice Chair Porter said I am not sure that it would make the neighbors any happier to close it but I 

will tell you this would be a concern to me. I have taken that road a few times and I have been in 

that same situation the gentleman had brought up where someone is coming around the other 

way, and I have to back up and allow them to go past. I would think that putting 22 apartments 

and some commercial property next to this will definitely exacerbate the situation. I would be 

concerned about that condition regardless of where this goes.  

   

Commissioner Kettler said I would wonder why someone would be going 

down Edgelawn Drive.  

   

Commissioner Seitz said traffic just backs up and blocks Weaver Avenue and Edgelawn Drive. 

Then the minute that happens people that are in the neighborhood are taking whatever route they 

can to try to get to a point of access to these streets. I lived at 1210 South Main Street before it 

got torn down and turned into a parking lot. I understand the traffic situation in this 

neighborhood.  

   

Commissioner Kettler said I look at the placement for this within the larger context and it is 

clearly an area that is increasing slowly in intensity but it is definitely car-centric now and so 

threading that needle of trying to improve it and increase housing and to do that in the context of 

what is actually economically possible conflicts with my general preference towards less parking 

and fewer trips. I think overall it is a good plan. I also think with Edgelawn Drive it just shows 

some of the limitations of not being a true alley or a full street.   

   

Commissioner Seitz said I am constantly amazed how often individual developments bump up 

against systemic problems that are beyond the purview of the particular developer. I think that as 

the City that is where we need to step in and identify solutions that serve the needs of the 

residents and addresses the concerns of the folks that live in that neighborhood but also set the 

table for needed development. I am just saying that time and time again I hear legitimate 

concerns about the impact of projects and struggle to balance the legitimacy of the project 
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candidly. Outside of the context of this particular neighborhood and the traffic problems and 

stuff like that I think it is a good project. How do you reconcile that with bigger neighborhood 

wide issues? Going through the 2018 Comp Plan and there was a call in there for development of 

neighborhood area plans which are great. One got done for the Northeast Neighborhood and it 

was fantastic, much needed for the Northeast Neighborhood. To my knowledge that is the only 

one that got done. This is the perfect example of where you need a small neighborhood plan so 

that developers have guidance when they look at properties.   

   

Vice Chair Porter said I think that is a very salient point. As someone who did live in this 

neighborhood for a period of time, I would agree with that. I think the City is failing this 

community a little bit by what is being allowed to happen on Weaver Avenue. There should be 

some enforcement related to these students that are parking in multiple different directions. I 

have seen that. As someone that used to live on Bluestone Street, I know what the party culture is 

like on that particular block and the kinds of conditions that you have coming through your 

neighborhood in the middle of the evening particularly on a Friday or Saturday night. This 

will probably exacerbate that. I do understand your concerns in that area, and I would have the 

same concerns. There are a lot of issues with entry and egress into this neighborhood. Going all 

the way up to Monument Avenue and then getting onto Port Republic Road that is an issue as 

well. The fact is if you have students that are jamming up that area and a lot of these fraternity 

houses are overpopulated and need to be addressed from a code enforcement perspective. This 

has been something I have been crusading on for a little while and I do think that this is a factor 

in this particular issue is that you do have the student population that is parking multiple different 

directions, parking in areas that are probably not permissible, and the fact that they are also 

illegally parking on this site. Which if I owned this property I would be concerned about it. Even 

though it probably gives you guys some relief the reality is that should not be happening. I feel 

like at some point the City, it is incumbent on them to look at the situation and whether that is 

code enforcement or police action to address it. I also know there is a lot speeding in that 

neighborhood as well. Those concerns are all really valid. I am not sure how germane it is to this 

actual development other than the fact that this development would certainly make it worse.   

   

Commissioner Alsindi said I kind of disagree with you Commissioner Porter in a positive sense. I 

know this sounds more subjective but this is just my view, that having the area here generally with 

nothing and having just houses here I think it increases the possibility of people having those 

fraternity houses over there. The boredom and nothing to do of students probably is another factor 

that increases this kind of pattern. While I consider what I heard from people in the neighborhood, 

looking at it from a strategic and more futuristic perspective, having such kind of apartments there 

I think affects the behavior of civility and the practice of people how they live including students. 

The fact that there is nothing there I notice there is more calmness as a living neighborhood. There 

are also students here who are bothering people but generally speaking I think this pattern of 

development there I would assume they would behave in a different way when you have stores 

and businesses over there that are more developed. You can go to a restaurant and sit down rather 

than hanging in dark streets over there doing nothing and bothering people. I am just looking at it 

from that point of view that strategically having such developments would change the overall 

pattern of people living in urbanized neighborhoods.   
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Vice Chair Porter said as a former fraternity member in my youth I can tell you right now I have 

zero faith in our ability to be able to adjust our behavior based upon what is around us. I do think 

that neighborhood has been suffering from that issue for a while. There is commerce down the 

street and there are other things in the neighborhood and it does not change how those students 

behave in those areas. I think the only thing that would change that behavior is proper enforcement 

and making sure the right number of students are living in those homes and if they are parking in 

the wrong direction that they are being ticketed. If they are parking in areas that are 

not appropriate that they are being ticketed. Eventually they will get tired of paying those fines or 

having to call mom and dad to pay those fines. I think the bigger issue here is the fact that, I think 

it is probably where we are going to be headed here pretty quickly, is that this is not a bad 

development at all and I hope that there is a way that this can be discussed with the neighbors to 

try to be able to address some of these concerns before it comes to Council. I see this type of 

development as being in the right place and I do understand the concerns of the neighborhood 

certainly and I am arguing both sides of the issue here. I do see this as the type of place that we 

are looking for density and more units in our community, that if I was going to walk or bike to 

JMU I would be more likely to do it from this location than the place we just had a large issue 

about. I also think if it is managed properly and managed well it could actually be an asset to that 

neighborhood. Again, I think a lot of these concerns about dumpster placement and fence height 

are legitimate concerns that need to be worked on but at the end of the day we are not going to be 

able to make a lot of determination based on those details. I think what it comes down to is this a 

permissible use of this area and does it serve the public interest. I am of the belief that it does. I 

think a commercial space is something that would add something depending on what type of 

commercial space it is in that community. I think it is more are we doing a good enough job of 

managing this neighborhood and supporting the residents of this neighborhood to make 

this viable and so it is not a nuisance for the neighbors? I think that is my take on it.    

  

Commissioner Kettler said in terms of getting to JMU from this general area, I went on the 

site visit but I did not go to JMU from there. I am not as familiar with this neighborhood. In order 

to do that they would basically have to go east and then north and go across Port Republic Road or 

they have to go right up South Main Street. Is that right?   

  

Chair Baugh said pretty much. The foot traffic there as a point of reference, talking about things 

have changed, there was a time when the apartments on South Avenue was primarily student 

housing. Which is actually a little further away. There was time when there was even more foot 

traffic sort of from that area. That is right, that traffic funnels onto South Main Street for the most 

part. I think one of the concerns of the neighborhood over the years has been various little 

things that might pull people wander through the neighborhood but that is not really what this is I 

do not think. Really what has been the idea...there has been a lot of history with this 

neighborhood. I could vouch for some of the comments that were made. This has always been a 

neighborhood that has been concerned about what is going on around them and there have 

been some spots that if you actually know properties that have been purchased in the hope that one 

day the climate would change and that maybe to knock a house down and go to more intense 

development. That has never really happened. To be brutally frank the development now where 

the Starbucks is right off of the interchange that got approved by Council over 

the vehement objection of the neighborhood when it happened. I mean the neighborhood did not 

even like that going in there. Then the concern to a modestly lesser extent of those sort of 
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commercial, and I get it they were kind of quasi-professional office building spaces, that get you 

all the way up to the Port Republic Road corridor. Of course, it used to be a bank on the corner 

and now I guess it is a law firm in there. That has kind of been the history of that. I 

think maybe [unintelligible] recognition that well for the part that is on US Route 11 probably 

makes a little sense for that to have a little commercial or dense orientation. We are not too crazy 

about that. We are certainly not interested in seeing more.   

  

Councilmember Dent said come to think of it, that former bank that is now law offices, there was 

a proposal there to put one of those drive- through coffee places.   

  

Chair Baugh said yeah we shot that down.   

  

Councilmember Dent said we shot it down because that would have been massively disruptive.   

  

Chair Baugh said which is now down South Main Street on the other side and it is a much better 

location for it.  

  

Councilmember Dent said clearly disruptive to the neighborhood. There are not any proffers or 

any such about the kinds of commercial that would go in there. It is also sort of up against South 

Main Street a drive through or any such.   

  

Commissioner Kettler said I think something else that is important that I heard is there 

are concerns with something like this going in and students being nearby and density being part of 

that. The most consistent thing that I heard was traffic. I think that is something important to keep 

in mind as we head into the item three away from where we are at.   

  

Councilmember Dent said come to think of it the large parking area is that because it is a 

multistory...how many stories is this? Commercial on the bottom even some apartments on the 

bottom with so many stories of apartments, 26 units. How many stories does that make it?   

  

Chair Baugh said three stories.   

  

Commissioner Seitz said it is 26 units, 6 of them are two-bedroom units so that is 12 plus 20 that 

is 32 units. Is it a [parking] space and a half per bedroom?   

  

Ms. Dang said it depends on the breakdown.    

   

Councilmember Dent said I suppose there is also allowance for the parking for the commercial.  

  

Ms. Rupkey said they would be required for the one-bedroom to do one and a half spaces and for 

two-bedroom, two and a half spaces.   

  

Councilmember Dent said how about for the commercial?  

  

Ms. Rupkey said that would depend on what the final use ends up being.   
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Councilmember Dent said for example, correct me if I am wrong, it is conceivable if all of it got 

approved that the property owner could find a tenant but it would be a particular use that there are 

not enough parking spaces to accommodate that use. It would not be allowed even though that 

commercial use would otherwise generally be allowed. You still have to meet the parking 

requirements.  

  

Commissioner Seitz said it just seems like if there was ever a case for parking reduction in parking 

requirements, this site is it.    

  

Commissioner Jezior said it was 90 percent parking for the amount of bedrooms. They were not 

doing one and a half per.   

  

Mr. Russ said for four bedrooms you need three and a half. Three bedroom you also need two and 

a half. Three and four bedrooms need fewer parking spaces per bedroom.   

  

Commissioner Jezior said I think in talking about  the traffic as well coming out, I like that the 

building is situated on South Main Street for the pedestrians especially with the commercial 

space. Sight lines though for traffic coming out from Weaver Avenue are probably going to be a 

problem as people are coming out and taking a left there and people cutting through. If you have 

the building set all the way forward you are not going to be able to see traffic going down South 

Main Street as well.   

  

Ms. Dang said that is a good point and it will be evaluated during the site plan review.   

  

Councilmember Dent said this possible underground stormwater retention might create 

an effective bit of setback off of Weaver Avenue. Is that right?   

  

Mr. Fletcher said they will not be able to prohibit sight lines they have to meet sight distance 

requirements.   

  

Commissioner Kettler said I do agree with what what you are generally saying of it being oriented 

toward the street and not back like right up against the existing residential property.   

  

Chair Baugh said if I recall correctly whether you like it or not that was one of the things that as 

this thing was negotiated with folks in the neighborhood it was one of the results from that was to 

get the building placed in that spot. I think the original proposal was more of that sort of tradition 

kind of building in the middle or maybe skewed a little towards the front parking all around it.  

  

Commissioner Kettler said I think this is a lot better then.   

  

Councilmember Dent said that is one thing staff consistently recommends no parking in front of 

the building so that it is tucked behind and you are not looking at cars going down the street. More 

neighborhood walkability.   

  

Ms. Dang said I just want to acknowledge that for all the traffic concerns that have been discussed 

and the parking issues on the street know that when you all have these discussions right 
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here and from these community members at public hearings, when the minutes are drafted we send 

a copy or send that excerpt to the other departments, Police and Public Works to make them aware 

so that it is going to somebody who can evaluate it.   

  

Councilmember Dent said that is a good point because when they say they cannot get in and out 

of the neighborhood I wonder if the City needs to make some kind of adjustment like a traffic light 

at Monument Avenue. This could be a candidate for some of the traffic calming if people are 

speeding down some of the streets.   

  

Chair Baugh said I know a lot of people do not like to do it, but the most effective thing you can 

do, and it really only has two layers to it... if its a traffic parking issue, call the Police Department. 

If it is too many people in a space, these folks [Community Development]. Certainly, on that civil 

side I can tell you for a fact because it is a complaint driven system. If somebody comes in and 

talks to Community Development somebody will go out there and take a look at it. You may not 

like the answer and a lot of times you find things like everybody is in the same family and that is 

why there is 15 people there. I can tell you from real world experience, particularly on the traffic 

stuff and again, I do not want to be that guy calling the cops, okay. When a City Council member 

goes to say I am hearing from constituents about all of these problems in this area the first thing 

you get is they look at their data and they see how many complaints they have had. If the answer 

is not a whole lot, people have been toughing it out they are going to say this is the first we have 

heard of it or we heard one time and it went away. I have known of instances where people sort of 

bought into okay I guess we are going to have to be the squeaky wheel for a while and it was sort 

of effective. It is kind of not the fun option on trying to deal with this challenge in my 

neighborhood. I have definitely found situations where you know darn well because you live close 

to it or got through there that there are issues in the neighborhood and HPD database does not have 

any data that supports it so that just tells you are starting at ground zero to get their attention.    

  

Commissioner Kettler said I was just going to say however we feel about these, do we feel 

comfortable about doing them as one motion?   

  

Chair Baugh said I will throw it out, if anybody does not feel comfortable voting on these in one 

motion whether because they want to vote for one and not for the other. Any other reason, speak 

up now or forever hold your peace. Are we okay with taking it up as one motion?   

  

Vice Chair Porter said I wanted to point out as I am sitting here looking at the changes being made 

to the proffers, most of the issues we have discussed are not going to be impacted by these changes. 

There is a by-right use currently on the property, and it is an expired special use permit for sure, but 

the reality is the circumstances that neighbors are most concerned about, the material 

changes that are going to be made by us passing this or not are not going to 

be necessarily addressed by this. It might stop the development for a period of time. but the reality 

is this is going to move forward in some fashion by-right pretty much today. I go back to the 

applicant and say it would be well worth your time to talk to these folks and have a sit down. I 

think I even heard the one gentleman say he would probably support this if some of his concerns 

were addressed. I think that is a worthwhile process to engage in before it goes 

to Council regardless of how we vote, The reality is I feel like a lot of these circumstances which 

are unfortunate are not going to be impacted by this decision or the other.   

216



17 

 

  

Chair Baugh said I was tempted to do it earlier, just to be clear, what we are actually voting on 

here, slightly oversimplified, is we are okay with reducing the amount of commercial. They want 

to tweak the fencing. They are going to enhance some of the stuff at the intersection of South Main 

Street and East Weaver Avenue and the entrance on South Main Street is gone due to the reasons 

we went into. You could in theory vote against approving the special use permit to allow them to 

have more units in it or to do the commercial. But now if you do, you have got a property that is 

zoned R-5 for high density and it is in the Land Use Guide for Mixed Use and you are sort of 

saying you cannot have high density or mixed use.   

  

Commissioner Kettler said I move to approve the rezoning and two special 

use permit requests with conditions submitted by the applicant with additional language 

recommended by staff.   

  

Councilmember Dent seconded the motion.   

   

 Chair Baugh called for a roll call vote.  

   

Commissioner Seitz  Aye  

Commissioner Jezior  Aye  

Councilmember Dent  Aye  

Commissioner Alsindi Aye  

Commissioner Kettler  Aye  

Vice Chair Porter  Aye  

Chair Baugh   Aye  

   

The motion to recommend approval of the rezoning request and two special use permit requests 

passed (7-0). The recommendation will move forward to City Council on June 9, 2026.  
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Date: 4/9/2026

City of Harrisonburg 

Rezoning 
Proffer amendment, R-5C 

Special Use Permits 
Section 10-3-55.4 (1) 

to allow multiple-family dwellings of more 
than twelve (12) Units 
Section 10-3-55.4 (4) 

to allow retail 
1340 South Main Street 

Tax Map Parcel: 18-R-22 
+/- 1.23-acres 
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1340 S. Main St., Harrisonburg, VA 

Proposed Use & Reasons for Seeking a Special Use Permit & ProƯer Amendment 

We are seeking to conform with the City of Harrisonburg Comprehensive Plan and have a 
mixed-use development on this site that consists of up to 5,000 SF of commercial space 
and up to 26 residential apartments.   

The previously approved use on this site was for up to 10,000 SF of commercial space and 
22 one-bedroom residential apartments.  We believe that 10,000 SF of commercial space 
is an abundance of retail for a mixed use building on this site and for this location along the 
S. Main corridor and we are proposing to reduce this by 50% (from ‘up to 10,000 SF’ to ‘up
to 5,000 SF’) while increasing the number of possible residential apartments by 18% (from
22 one-bedroom units up to a mix of a total of 26 one-bedroom and two-bedroom units).

Based on standards from the Institute of Transportation Engineers (ITE), our updated plan 
for up to 5,000 SF of commercial space and 26 residential apartments should generate less 
traƯic than the previously approved plan.  We do not know the exact use breakdown of the 
5,000 SF of commercial space at this time, but, assuming it is retail use, based on ITE 
estimates we believe that by reducing the commercial space we will reduce estimated 
traƯic to this site by approximately 220 daily trips.  Adding four more residential apartment 
units is estimated to increase residential daily trips by 27 (ITE estimate is 6.6 daily trips for 
standard average low-rise apartments).  Our proposed plan compared to the previously 
approved plan may have an estimated net result based on ITE estimates of lowering traƯic 
to this site by approximately 193 daily trips (approximately 33% reduction).  We believe this 
is a positive thing for this site and the surrounding community by reducing the anticipated 
traƯic and increasing the safety of those entering and exiting S. Main St. in this area.         

In meetings with City StaƯ, we have gained an understanding of the reasoning behind many 
of the aspects of the previously approved request (orienting the building closer to the 
street, no parking between the building and the public street, etc.) and are in agreement 
with the building placement and site buƯers.  

Research by Urban Land Institute and U.S. Environmental Protection Agency shows that 
mixed-use developments on infill sites such as these are generally positive for 
communities, oƯering sustainable growth, reducing sprawl, and increasing local tax bases.  
Sites that combine residential and commercial uses generally foster social interaction and 
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reduce vehicle dependency and our hope is that the occupants of this building will enjoy 
planned and impromptu interactions with one another on-site.  

We are seeking a Special Use Permit to: 

Allow for a building of more than 12 residential units.  

Allow for retail, personal service, oƯices, restaurants, and convenience store. 

If granted the Special Use permit: 

All traƯic generating uses shall be limited to a combined total of 100 vehicle 
trips in either the AM or PM peak hour as calculated using the latest edition of 
the Institute of Transportation Engineer’s Trip Generation Manual unless the 
property owner first, at their cost: (1) completes a TraƯic Impact Analysis 
approved by the City Department of Public Works and (2) implements all 
identified mitigation measures or improvements. The City Department of 
Public Works may, in its sole discretion, waive, in whole or in part, completion 
of a TraƯic Impact Analysis or any identified mitigation measures or 
improvements. 

No drive-throughs will be permitted. 

We are seeking to amend the previous 2017 proƯers. Attached is a copy of the 2017 
approved proƯers as well as the proposed new proƯer.  
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1340 S. Main St., Harrisonburg, VA 

Statement on ProƯers 

In connection with the rezoning request for the property located at 1340 South Main Street 
and identified as tax map parcel 18-R-22, I hereby proƯer that the use and development of 
the subject property shall be in strict accordance with the conditions set forth in this 
submission. 

1. Any building constructed on site (excluding accessory buildings) shall contain
residential and non-residential uses. Commercial uses shall only be permitted on
the first floor and shall not exceed 5,000 square feet throughout all buildings.
Residential units may be located on the first floor.

2. The total number of dwelling units on the property shall not exceed twenty-six (26)
units. One-bedroom and two-bedroom units shall be permitted with no more than
six (6) of the units being two-bedroom units.

3. No parking lot (including travel lanes and drive aisles) shall be located between any
buildings and the following streets: South Main Street and East Weaver Avenue.

4. No vehicular access shall be permitted from the site to Edgelawn Drive.

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of
Edgelawn Drive.

6. A 6-foot tall opaque fence shall be installed and maintained along the property lines
adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft.
of the shared property line with Edgelawn Dr.

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be
planted along the street frontage of Edgelawn Drive.  Tree locations along the street
frontage are at the discretion of the property owner/developer.

Document Ref: XPJYV-NEGJR-ZR4CC-FGMS4
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9. At the time of construction the applicant shall reconstruct the curb ramp at the
northeast corner of the intersection of South Main Street and East Weaver Avenue to
meet the Public Right-of-Way Accessibility Guidelines standards.

__________________________ __________ 
MARILYN PENDLEBURY, PROPERTY OWNER Date 

2026-05-05

Document Ref: XPJYV-NEGJR-ZR4CC-FGMS4
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Peak Hour Trip Generation by Land Use 

Row ITE Land Use 
ITE Land 

Unit Quantity 
AM Peak Hour of PM Peak Hour of 

Use Code Adjacent Street Traffic Adjacent Street Traffic 

1 Proposed #1 Multi-Family Housing 220 Dwelling Units 30 12 16 

2 Proposed #2 Commercial 822 Gross Leasable Area 5,000 20 31 

3 Proposed #3 

4 Proposed#4 

5 Proposed #5 

6 Proposed #6 

7 Total New Trips 32 47 

8 Existing #1 Vacant NA 0 0 

9 Existing #2 

10 Existing #3 

11 Existing #4 

12 Existing #5 

13 Existing #6 

14 Total Existing Trips 0 0 

15 Final Total (Total New-Total Existing) 32 47 

Instructions 

Determination of trip generation rates shall be in conformance with ITE guidelines. 

1. Based on the intended use(s), calculate the AM Peak and PM Peak trip generation using the AM and PM Peak Hour of Adjacent Street Traffic rates from
the most current version of the ITE Trip Generation Manual (rows 1-6). Attach additional sheets as necessary for more uses.

2. Sum up all of the trips generated for the new uses in the Total New Trips row (row 7).

3. If the development has any existing uses, calculate the AM Peak and PM Peak trip generations using the AM and PM Peak Hour of Adjacent Street Traffic
rates from the most current version of the ITE Trip Generation Manual (rows 8-13). Attach additional sheets as necessary for more uses.

4. Sum up all of the trips generated for the existing uses in the Total Existing Trips row (row 14).

5. Subtract the total existing trips from the total new trips to get the final total number of trips generated by the development (row 15). Enter these numbers
on the first page.

Revised Date: December 2019 
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May 13, 2026 Planning Commission Meeting  

  

Title  

Consider Rezoning (Proffer Amendment) and Special Use Permits for 1340 South Main 

Street — Meg Rupkey, Community Development  

  

Summary  

Project name  N/A  

Address/Location  1340 South Main Street  

Tax Map Parcels  18-R-11  

Total Land Area  +/- 1.23 acres  

Property Owner  Marilyn S. Pendlebury  

Owner’s Representative  Mike Hendricksen and Hans Harman  

Present Zoning  R-5C, High Density Residential Conditional  

Proposed Zoning  R-5C, High Density Residential Conditional   

Proposed Special Use Permit(s)  

• Multiple-family dwellings of more than twelve (12) 

units per building per Section 10-3-55.4 (1)  

• Retail stores, convenience shops, personal service 

establishments, restaurants (excluding those with 

drive-through facilities), medical clinics, and 

business and professional offices per Section 10-3-

55.4 (4)  

Planning Commission   May 13, 2026 (Public Hearing)  

City Council   

Anticipated June 9, 2026 (First Reading/Public 

Hearing)  

Anticipated June 23, 2026 (Second Reading)  

  

Recommendation  

Option 1. Recommend approval of the rezoning and two special use permit requests with 

conditions submitted by the applicant with additional language recommended by staff.    

  

Context & Analysis  

The following land uses are located on and adjacent to the property:  

Site:    Vacant lot, zoned R-5C  

North:    Office building, zoned R-3, and single-family detached dwellings, zoned R-1  

East:    Single-family detached dwelling and across Edgelawn Drive single-family detached 

dwellings, zoned R-1  
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South:    Across East Weaver Avenue single family detached dwellings, zoned R-

1, and an office building, zoned B-2C   

West:    Across South Main Street, residential uses, zoned R-3  

The applicant is requesting a proffer amendment and two special use permits (SUPs) for a +/- 

1.23-acre property addressed as 1340 South Main Street and identified as tax map parcel 18-R-22. 

The property is zoned R-5C, High-Density Residential District Conditional.  Regarding the 

requested SUPs, the first is per Section 10-3-55.4 (1) to allow multiple-family dwellings of more 

than twelve (12) units per building. The second is per Section 10-3-55.4 (4) to allow retail stores, 

convenience shops, personal service establishments, restaurants (excluding those with drive-

through facilities), medical clinics, and business and professional offices.  

History  

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:  

• An amendment to the Comprehensive Plan’s Land Use Guide map from Professional and 

Low Density Residential to Mixed Use;  

• A rezoning from R-1, Single-Family Residential and R-3, Medium-Density Residential to 

R-5C, High-Density Residential District Conditional;  

• An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with more than 

twelve (12) units per building; and  

• An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).  

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision 

Ordinance variances:  

• To not dedicate the standard public street right-of-way for Edgelawn Drive (Sections 10-

2-41(a) and 10-2-66);  

• To not dedicate the full 25 feet of public street right-of-way along the Edgelawn Drive 

frontage (Section 10-2-45); and  

• To not construct or provide surety for frontage improvements along Edgelawn Drive and 

East Weaver Avenue at the time of subdivision (Sections 10-2-62 and 10-2-67).  

The above noted Subdivision Ordinance variances were approved with the following condition:  

• When frontage improvements along Edgelawn Drive are required as part of development 

or redevelopment of any property associated with the preliminary plat, the developer 

shall be responsible for constructing frontage improvements along Edgelawn Drive for all 

properties associated with the request. The frontage along Edgelawn Drive is shown as 

210.63 linear feet on the approved preliminary plat.  
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In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.  

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.  

Proffers  

The applicant has offered the following proffers (written verbatim):  

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.  

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than 

six (6) of the units being two-bedroom units.  

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.  

4. No vehicular access shall be permitted from the site to Edgelawn Drive.   

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of 

Edgelawn Drive.  

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.  

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.  

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.  

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue 

to meet the Public Right-of-Way Accessibility Guidelines standards.  

The conceptual site layout is not proffered.  

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.   
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Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-

residential space and to allow residential uses on all floors of the development. Proffer 2 has been 

amended to allow a maximum of 26 multi-family dwelling units, compared to the 

previously proffered maximum of 22 one-bedroom units. The updated proffer allows a mix of one- 

and two-bedroom units, with no more than six (6) units being two-bedroom units. If approved, and 

if they provide the maximum allowed six units with two bedrooms, then 10 additional bedrooms 

would be provided compared to the existing, approved proffers.  

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, 

then no trees would have been required.  

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, the 

applicant will be required to construct sidewalks along East Weaver Avenue and Edgelawn Drive 

as part of site development. While a Subdivision Ordinance variance granted in 2018 allowed the 

deferral of sidewalk construction along Edgelawn Drive at the time of subdivision, that 

approval included a condition that requires frontage improvements to be constructed during 

development or redevelopment of the property. If the applicant does not want to construct the 

sidewalk, a new variance to the Subdivision Ordinance is required.  

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 

minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.  

Land Use   

The Comprehensive Plan designates this site as Mixed Use and states:  

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 
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surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.   

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.  

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the 

site, the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-

residential uses on the site and given the size of the lot and the R-5 district 

regulations, the maximum number of multifamily units allowed on the site is 26, the same number 

as proffered.   

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.  

Transportation and Traffic  

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.  

The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:   

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the 

AM or PM peak hour as calculated using the latest edition of the Institute of 

Transportation Engineer’s Trip Generation Manual unless the property owner first, 
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at their cost: (1) completes a Traffic Impact Analysis accepted by the City 

Department of Public Works and (2) implements all identified mitigation measures 

or improvements. The City Department of Public Works may, in its sole discretion, 

waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.   

Public Water and Sanitary Sewer  

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site 

plan process. Any public system improvements required to meet the increased demands resulting 

from the project will be the responsibility of the developer.  

Housing   

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”  

Public Schools  

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.  

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 

School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.  

Conclusion  
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Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:   

All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM peak hour 

as calculated using the latest edition of the Institute of Transportation Engineer’s Trip Generation 

Manual unless the property owner first, at their cost: (1) completes a Traffic Impact 

Analysis accepted by the City Department of Public Works and (2) implements all identified 

mitigation measures or improvements. The City Department of Public Works may, in its sole 

discretion, waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

No drive-throughs will be permitted.  

Options   

1. Recommend approval of the rezoning and two special use permit requests with 

conditions submitted by the applicant with additional language recommended by staff.  

2. Recommend approval of the rezoning and two special use permit requests with 

conditions as submitted by the applicant.  

3. Recommend approval of the rezoning and two special use permit requests with other 

condition(s).  

4. Recommend approval of the rezoning request and denial of one or both of the special 

use permit requests.  

5. Recommend denial of the rezoning and special use permit requests.   

  

Attachments   

• Site maps  

• Application and supporting documents   
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NOTICE OF PUBLIC HEARING 
The Harrisonburg City Council will hold public hearings in the City Council Chambers, 409 South Main 

Street, Harrisonburg, VA on Tuesday, June 9, 2026, at 7:00 p.m., to consider the following: 

 

Special Use Permit – 1315 Carrera Lane (Short-Term Rental in R-1) 

A request from Kevin T. and Denise F. Goertzen for a special use permit per Section 10-3-34 (7) to allow 

a short-term rental in the R-1, Single-Family Residential District. The +/- 30,086-square foot property is 

addressed as 1315 Carrera Lane and is identified as tax map parcel 18-R-16. 

 

Rezoning – 850 Canterbury Court (R-1 to R-8C) 
A request from Robin L. Lake to rezone a +/- 12,692-square foot property from R-1, Single-Family 

Residential District to R-8C, Small Lot Residential District Conditional. The property is addressed as 850 

Canterbury Court and is identified as tax map parcel 23-V-14. 

 

Rezoning – 1351 and 1361 Peach Grove Avenue (R-5C (proffer amendment) & B-2 to R-5C) 

A request from Skylar & Talli LLC and James Madison University Real Estate Foundation Inc to rezone 

two adjacent parcels totaling +/- 15.35-acres from R-5C, High Density Residential District Conditional and 

B-2, General Business District to R-5C, High Density Residential District Conditional. The parcels are 

addressed as 1351 & 1361 Peach Grove Avenue, are identified as tax map parcels 92-F-10 & 6, and are 

currently zoned R-5C and B-2, respectively.  

 

Special Use Permit – 1351 and 1361 Peach Grove Avenue (To Allow Multiple-Family Dwellings of More 

Than 12 Units Per Building in R-5) 

A request from Skylar & Talli LLC and James Madison University Real Estate Foundation Inc for a special 

use permit per Section 10-3-55.4 (1) to allow multiple-family dwellings of more than twelve (12) units per 

building in the R-5, High Density Residential District. The two adjacent parcels totaling +/- 15.35-acres are 

addressed as 1351 & 1361 Peach Grove Avenue and are identified as tax map parcels 92-F-10 & 6, 

respectively. 

 

Rezoning – 1340 South Main Street (proffer amendment, R-5C) 

A request from Marilyn S. Pendlebury to rezone a +/- 1.23-acre property to amend proffers for a property 

zoned R-5C, High Density Residential Conditional. The property is addressed as 1340 South Main Street 

and is identified as tax map parcel 18-R-22. 

 

Special Use Permit - 1340 South Main Street (to allow multiple-family building with more than 12 units 

in R-5C) 

A request from Marilyn S. Pendlebury for a special use permit per Section 10-3-55.4 (1) to allow multiple-

family dwellings of more than twelve (12) units per building in the R-5C, High Density Residential District 

Conditional. The +/- 1.23-acre property is addressed as 1340 South Main Street and is identified as tax map 

parcel 18-R-22. 

 

Special Use Permit - 1340 South Main Street (to allow retail, offices, restaurants, etc. in R-5C) 

A request from Marilyn S. Pendlebury for a special use permit per Section 10-3-55.4 (4) to allow retail 

stores, convenience shops, personal service establishments, restaurants (excluding those with drive-through 

facilities), medical clinics, and business and professional offices under conditions set forth in subsections 

10-3-55.6 (f) and (g) in the R-5C, High Density Residential District Conditional. The +/- 1.23-acre property 

is addressed as 1340 South Main Street and is identified as tax map parcel 18-R-22. 

 

Applications and other information are available for review by contacting the Department of Community 

Development, 409 South Main Street, Monday through Friday, 8:00 a.m. to 5:00 p.m. Please call (540) 432-
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7700 to obtain a copy by email or by appointment. More information is available at 

www.harrisonburgva.gov/public-hearings. Interested parties will be able to attend the meeting and to watch 

the meeting on Public Education Government Channel 1072, and the City’s website at www.harrisonburg-

va.legistar.com/Calendar.aspx.  

               

Publication dates: 

Wednesday, May 27, 2026 

Wednesday, June 3, 2026 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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August 2017:
– Comprehensive Plan Land Use Guide Map Amendment.
– Rezoning from R-1 and R-3 to R-5C for 22 one-bedroom units as well as retail uses.
– SUP to allow multi-family dwellings with more than 12 units per building.
– SUP to allow non-residential uses (excluding restaurant drive-through facilities)

November 2018:
– PP and Sub. Ord. variances approved to not dedicate ROW along Edgelawn Drive and to 

not construct improvements along Edgelawn Drive and East Weaver Avenue during the 
subdivision.

August 2019:
– Final subdivision plat recorded with the dedication of 527 square feet of ROW 

along Edgelawn Drive.
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1. Residential and non-residential uses, with no 
more than 5,000 sq. ft. of non-residential space.

2. 26 units consisting of 1 and 2 bedrooms with no 
more than 6 units with 2 bedrooms.

3. No parking lot between the building and South 
Main St. and East Weaver Ave.

4. No vehicular access to Edgelawn Dr.

5. 6-foot opaque fence along Edgelawn Dr.

6. 6-foot opaque fence along tax maps 18-R-20, 
21, and 22A.

7. No structure, except a dumpster, shall be 
located within 150 ft. of Edgelawn Dr. ROW.

8. Minimum of 6 small ornamental deciduous or 
evergreen trees along Edgelawn Dr.

9. Reconstruct the curb ramp to accessibility 
guideline standards at corner of South Main St. 
and East Weaver Ave. 257



Proposed Proffer Amendments
Existing 2017-Approved Proffers Proposed Proffer Amendments

1. Buildings shall contain residential and nonresidential
uses. First floor shall contain non-residential uses.

1. Principle buildings shall contain residential and non-
residential uses. Commercial uses shall only
be permitted on the first floor and shall not exceed
5,000 square feet throughout all buildings. Residential
units may be located on the first floor.

2. 22 one-bedroom multi-family units. 2. 26 total units with only one- and two-bedrooms. No
more than 6 units may be two-bedroom units.

4. Only one vehicular access point to South Main
Street, which shall only be right-in/right-out. 4. This proffer was removed.
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SUP Requests
Section 10-3-55.4(1):
To allow multi-family dwellings with more than twelve (12) units
per building.

Section 10-3-55.4(4):
Retail stores, convenience shops, personal service establishments,
restaurants (excluding those with drive-through facilities), medical
clinics, and business and professional offices under conditions set
forth in subsections 10-3-55.6(f) and (g) and such other conditions
deemed necessary by city council.
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Suggested Conditions for SUP Section 10-3-55.4 (4)
1. All traffic generating uses on the site, including uses not associated

with the special use permit, shall be limited to a combined total of 100
vehicle trips in either the AM or PM peak hour as calculated using the
latest edition of the Institute of Transportation Engineer’s Trip
Generation Manual unless the property owner first, at their cost: (1)
completes a Traffic Impact Analysis accepted by the City Department of
Public Works and (2) implements all identified mitigation measures or
improvements. The City Department of Public Works may, in its sole
discretion, waive, in whole or in part, completion of a Traffic Impact
Analysis or any identified mitigation measures or improvements.

2. No drive-throughs will be permitted.
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Recommendation

Staff and Planning Commission (7-0) recommends approval of 
the rezoning and the two special use permit requests with the 
two conditions attached to the SUP per Section 10-3-55.4 (4) 
submitted by the applicant and amended by staff.  
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Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 South Main Street (to
allow retail, offices, restaurants, etc.)
Presented By:  Adam Fletcher, Department of Community Development
A request from Marilyn S. Pendlebury for a special use permit per Section 10-3-55.4 (4) to allow retail
stores, convenience shops, personal service establishments, restaurants (excluding those with drive-
through facilities), medical clinics, and business and professional offices under conditions set forth in
subsections 10-3-55.6 (f) and (g) in the R-5C, High Density Residential District Conditional. The +/-
1.23-acre property is addressed as 1340 South Main Street and is identified as tax map parcel 18-R-
22.

On June 9, 2026 Council heard this item as a public hearing and decided to table this item to allow
for community engagement with the developer until the July 28, 2026 City Council meeting
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June 9, 2026 City Council Meeting  

  

Title  

Consider Rezoning (Proffer Amendment) and Special Use Permits for 1340 South Main Street — 

Planning Commission and Adam Fletcher, Community Development  

  

Summary  

Project name  N/A  

Address/Location  1340 South Main Street  

Tax Map Parcels  18-R-11  

Total Land Area  +/- 1.23 acres  

Property Owner  Marilyn S. Pendlebury  

Owner’s Representative  Mike Hendricksen and Hans Harman  

Present Zoning  R-5C, High Density Residential Conditional  

Proposed Zoning  R-5C, High Density Residential Conditional   

Proposed Special Use Permit(s)  

 Multiple-family dwellings of more than twelve (12) 

units per building per Section 10-3-55.4 (1)  

 Retail stores, convenience shops, personal service 

establishments, restaurants (excluding those with 

drive-through facilities), medical clinics, and 

business and professional offices per Section 10-3-

55.4 (4)  

Planning Commission   May 13, 2026 (Public Hearing)  

City Council   
June 9, 2026 (First Reading/Public Hearing)  

Anticipated June 23, 2026 (Second Reading)  

  

Recommendation  

Option 1. Staff and Planning Commission (7-0) recommend approval of the rezoning and 

two special use permit requests with conditions submitted by the applicant 

with additional language recommended by staff.    

  

Context & Analysis  

The following land uses are located on and adjacent to the property:  

Site:    Vacant lot, zoned R-5C  

North:    Office building, zoned R-3, and single-family detached dwellings, zoned R-1  

East:    Single-family detached dwelling and across Edgelawn Drive single-family detached 

dwellings, zoned R-1  
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South:    Across East Weaver Avenue single family detached dwellings, zoned R-

1, and an office building, zoned B-2C   

West:    Across South Main Street, residential uses, zoned R-3  

The applicant is requesting a proffer amendment and two special use permits (SUPs) for a +/- 

1.23-acre property addressed as 1340 South Main Street and identified as tax map parcel 18-R-22. 

The property is zoned R-5C, High-Density Residential District Conditional.  Regarding the 

requested SUPs, the first is per Section 10-3-55.4 (1) to allow multiple-family dwellings of more 

than twelve (12) units per building. The second is per Section 10-3-55.4 (4) to allow retail stores, 

convenience shops, personal service establishments, restaurants (excluding those with drive-

through facilities), medical clinics, and business and professional offices.  

History  

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:  

 An amendment to the Comprehensive Plan’s Land Use Guide map from Professional and 

Low Density Residential to Mixed Use;  

 A rezoning from R-1, Single-Family Residential and R-3, Medium-Density Residential to 

R-5C, High-Density Residential District Conditional;  

 An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with more than 

twelve (12) units per building; and  

 An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).  

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision 

Ordinance variances:  

 To not dedicate the standard public street right-of-way for Edgelawn Drive (Sections 10-

2-41(a) and 10-2-66);  

 To not dedicate the full 25 feet of public street right-of-way along the Edgelawn Drive 

frontage (Section 10-2-45); and  

 To not construct or provide surety for frontage improvements along Edgelawn Drive and 

East Weaver Avenue at the time of subdivision (Sections 10-2-62 and 10-2-67).  

The above noted Subdivision Ordinance variances were approved with the following condition:  

 When frontage improvements along Edgelawn Drive are required as part of development 

or redevelopment of any property associated with the preliminary plat, the developer 

shall be responsible for constructing frontage improvements along Edgelawn Drive for all 

properties associated with the request. The frontage along Edgelawn Drive is shown as 

210.63 linear feet on the approved preliminary plat.  
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In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.  

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.  

Proffers  

The applicant has offered the following proffers (written verbatim):  

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.  

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than 

six (6) of the units being two-bedroom units.  

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.  

4. No vehicular access shall be permitted from the site to Edgelawn Drive.   

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of 

Edgelawn Drive.  

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.  

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.  

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.  

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue 

to meet the Public Right-of-Way Accessibility Guidelines standards.  

The conceptual site layout is not proffered.  

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.   
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Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-

residential space and to allow residential uses on all floors of the development. Proffer 2 has been 

amended to allow a maximum of 26 multi-family dwelling units, compared to the 

previously proffered maximum of 22 one-bedroom units. The updated proffer allows a mix of one- 

and two-bedroom units, with no more than six (6) units being two-bedroom units. If approved, and 

if they provide the maximum allowed six units with two bedrooms, then 10 additional bedrooms 

would be provided compared to the existing, approved proffers.  

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, 

then no trees would have been required.  

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, the 

applicant will be required to construct sidewalks along East Weaver Avenue and Edgelawn Drive 

as part of site development. While a Subdivision Ordinance variance granted in 2018 allowed the 

deferral of sidewalk construction along Edgelawn Drive at the time of subdivision, that 

approval included a condition that requires frontage improvements to be constructed during 

development or redevelopment of the property. If the applicant does not want to construct the 

sidewalk, a new variance to the Subdivision Ordinance is required.  

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 

minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.  

Land Use   

The Comprehensive Plan designates this site as Mixed Use and states:  

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 
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surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.   

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.  

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the 

site, the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-

residential uses on the site and given the size of the lot and the R-5 district 

regulations, the maximum number of multifamily units allowed on the site is 26, the same number 

as proffered.   

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.  

Transportation and Traffic  

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.  

The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:   

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the 

AM or PM peak hour as calculated using the latest edition of the Institute of 

Transportation Engineer’s Trip Generation Manual unless the property owner first, 
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at their cost: (1) completes a Traffic Impact Analysis accepted by the City 

Department of Public Works and (2) implements all identified mitigation measures 

or improvements. The City Department of Public Works may, in its sole discretion, 

waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.   

Public Water and Sanitary Sewer  

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site 

plan process. Any public system improvements required to meet the increased demands resulting 

from the project will be the responsibility of the developer.  

Housing   

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”  

Public Schools  

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.  

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 

School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.  

Conclusion  
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Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:   

1. All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM 

peak hour as calculated using the latest edition of the Institute of Transportation Engineer’s 

Trip Generation Manual unless the property owner first, at their cost: (1) completes a 

Traffic Impact Analysis accepted by the City Department of Public Works and (2) 

implements all identified mitigation measures or improvements. The City Department of 

Public Works may, in its sole discretion, waive, in whole or in part, completion of a Traffic 

Impact Analysis or any identified mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

Options   

1. Approve the rezoning and two special use permit requests with conditions submitted by 

the applicant with additional language recommended by staff.  

2. Approve the rezoning and two special use permit requests with conditions as submitted by 

the applicant.  

3. Approve the rezoning and two special use permit requests with other condition(s).  

4. Approve the rezoning request and deny one or both of the special use permit requests.  

5. Deny the rezoning and special use permit requests.   

  

Attachments   

 Extract from Planning Commission 

 Site maps  

 Application and supporting documents   
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Purcell Park Development Concerns 
 
8 July 2026 
 
Dear Mayor Reed; Vice-Mayor Flemi; Councilmembers Robinson, Dent, and Alsaadun; 
Director of Community Development Fletcher, and Deputy Director Dang: 
 
The proposed multiple-use development on the east side of South Main Street between 
Edgelawn and Weaver has raised a number of concerns among citizens who live in the 
Purcell Park Neighborhood.  In a previous letter of 6 July 2026, I addressed the overriding 
concerns: traQic and safety.  In this letter, I would like to address the specific details of the 
proposal and its proQers, upon which the Council will vote on July 28. 
 
To reiterate from my previous letter: My wife (Suzanne Fiederlein) and I have lived at 28 
Edgelawn Drive—at the Northwest corner of the Purcell Park neighborhood—for 30+ years.  
We dearly love Harrisonburg in general and our “Norman Rockwell” neighborhood in 
particular.  However that neighborhood is constantly under threat from commercial creep, 
JMU expansion, increased traQic (the subject of the letter of July 6), and unruly students in 
nearby frat houses. 
 
In our experience it seems that about every five years the neighborhood faces a major 
threat, often in the form of proposed development that could have a significant negative 
impact on the neighborhood.  Fortunately, the Council has voted down the most egregious 
proposals: for example, Lou Holtzman’s proposal two decades ago to build a Liberty gas 
station where the Starbucks now resides across Port Republic Road from the main 
entrance to JMU, or the recent proposal by 7 Brew CoQee to open a drive-thru coQee shop 
(with loud music) where the Marks & Harrison Law OQice is now located at the corner of 
Port Republic Road and Main Street.   In the three decades we have lived in the 
neighborhood, the City has approved several proposals that have had mildly negative, 
neutral, or slightly positive eQects on the neighborhood, depending upon perspective: for 
example, the construction of a Rite Aid on South Main (now a Dollar Tree), the small strip 
mall across from the main entrance to JMU, re-zoning for the use of a former residence on 
South Main as a restaurant (Grilled Cheese Mania), and the re-purposing of the former 
SunTrust/Truist Bank branch oQice at Port Republic and Main as a law oQice (Marks & 
Harrison).  I am grateful to the City for its historic wisdom in these diQicult decisions that, 
for the most part, have preserved the integrity of the neighborhood. 
 
The current proposal by developers Mike Hendricksen and Hans Harman falls into what I 
consider a gray area. It is not the best use of the property in my estimation; neither is it the 
worst. Whether or not the net eQect on the neighborhood is negative or positive depends to 
a large extent on the specific details of the implementation, many yet to be determined. 
 
Before I address those details, let me start with some givens.  1) Nature abhors a vacuum, 
and invariably some sort of development will go into the currently undeveloped space. 2) 
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The City has a dire shortage of single-family dwellings and one-bedroom apartments. 3) 
Mixed-use development *can* enhance the quality of life in a neighborhood, but whether or 
not the net impact is negative or positive depends strongly on the details of the project and 
what types of establishments occupy the commercial space. 
 
Now to the details and their merits.  The developers propose a three-story building 
(oriented along South Main Street between Weaver and Edgelawn) with 5000 square feet of 
commercial space on the ground floor and 26 apartments, up to 6 of which can be two-
bedroom.  The main entrance would be on Weaver because current state guidelines 
prohibit the right-in, right-out access on Main Street that both the developers and 
neighborhood residents would like to see.  The parking area will be fence enclosed, with a 
six-foot high fence.  A row of trees will be planted outside the fence along Edgelawn. 
 
Here are some details that need to be addressed in assessing whether the proposed 
development will be a benefit or detriment to the neighborhood and the City. 
 

1) According to the developers, traQic algorithms predict that the combined residential 
and commercial space will produce 400 additional automobile trips daily that 
emanate from the development.  This will greatly impact the already problematic 
traQic situation in the neighborhood that was the subject of my previous letter.  If the 
state disallows the proposed right-in, right-out access along Main Street, then traQic 
on Weaver, already problematic when JMU is in session, will become far worse.  
Moreover, some Weaver traQic will divert onto Edgelawn Drive, which is a one-lane 
alleyway not mean to be a thoroughfare.  When combined with additional traQic 
associated with the imminent opening of the new Kids Castle in Purcell Park, the 
traQic associated with the proposed development will produce a dangerous traQic 
scenario for the neighborhood. In my judgement, if the state will not grant a waiver 
for right-in, right-out access on Main Street, the proposal should not be approved. 

 
2) It is the opinion of this resident that a strictly residential use of the property would 

be a better option than mixed-use, specifically all townhomes or a courtyard full of 
attractive duplexes and/or triplexes, such as those shown in the accompanying 
photograph.  Strictly residential use would decrease traQic impact and eliminate 
worries about how the commercial space is used. For example,  

 
3) There should be no late-night or noisy uses of the commercial space: no vape 

shops, tattoo parlors, massage parlors, or restaurants with late-night bars. 
 

4) To minimize impact to neighbors and their property values, the proQered fence 
should be 8 feet tall, not 6.  Moreover, the property would be much more attractive 
(and less detrimental to nearby property values) if it included trees/landscaping 
within the parking area, not just along Edgelawn Drive. 

 

271



5) What can be done to insure that the property will not be overtaken by unruly 
fraternities like those across Main Street? 

 
Finally, I’d like to close with a rhetorical question for City Council members.  The current 
modus operandi is that developers make a proposal, and one way or another, try to force it 
upon residents.  If the neighborhood is lucky, sometimes the developers are reasonable 
enough to consider the concerns of the neighborhood and to tweak their proposals 
according, as has thankfully been the case for Giles Stone’s original proposal and for Mike 
Hendricksen’s modified proposal.  However, this is still backwards.  Why can’t the City 
require developers to consult with residents BEFORE submitting proposals? Why can’t 
residents and developers be on the same team for the betterment of the Friendly City? We 
could be, but it will take innovative thinking and some new ordinances. 
 
Respectfully yours, 
Dave Pruett 
28 Edgelawn Drive 
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June 1, 2026 

TO THE MEMBERS OF CITY COUNCIL 

CITY OF HARRISONBURG, VIRGINIA 

SUBJECT: Consider a request from Marilyn S. Pendlebury to rezone 1340 South Main Street  

   

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 South   

Main Street (to allow multifamily buildings with more than 12 units)  

   

Consider a request from Marilyn S. Pendlebury for a special use permit at 1340 South Main 

Street (to allow retail, offices, restaurants, etc.)  
 

EXTRACT FROM THE DRAFT MINUTES OF HARRISONBURG PLANNING 

COMMISSION MEETING HELD ON:  May 13, 2026 

 

Chair Baugh read the request and asked staff to review.   

   

Ms. Rupkey said the applicant is requesting a proffer amendment and two special use permits 

(SUPs) for a +/- 1.23-acre property addressed as 1340 South Main Street and identified as tax map 

parcel 18-R-22. The property is zoned R-5C, High-Density Residential District 

Conditional.  Regarding the requested SUPs, the first is per Section 10-3-55.4 (1) to allow 

multiple-family dwellings of more than twelve (12) units per building. The second is per Section 

10-3-55.4 (4) to allow retail stores, convenience shops, personal service establishments, restaurants 

(excluding those with drive-through facilities), medical clinics, and business and professional 

offices.   

 

History   

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:   

 An amendment to the Comprehensive Plan’s Land Use Guide map from 

Professional and Low Density Residential to Mixed Use;   

 A rezoning from R-1, Single-Family Residential and R-3, Medium-Density 

Residential to R-5C, High-Density Residential District Conditional;   

 An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with 

more than twelve (12) units per building; and   
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 An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).   

 

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision Ordinance 

variances:   

 To not dedicate the standard public street right-of-way for Edgelawn Drive 

(Sections 10-2-41(a) and 10-2-66);   

 To not dedicate the full 25 feet of public street right-of-way along 

the Edgelawn Drive frontage (Section 10-2-45); and   

 To not construct or provide surety for frontage improvements 

along Edgelawn Drive and East Weaver Avenue at the time of subdivision (Sections 

10-2-62 and 10-2-67).   

 

The above noted Subdivision Ordinance variances were approved with the following condition:   

 When frontage improvements along Edgelawn Drive are required as part of 

development or redevelopment of any property associated with the preliminary plat, 

the developer shall be responsible for constructing frontage improvements 

along Edgelawn Drive for all properties associated with the request. The frontage 

along Edgelawn Drive is shown as 210.63 linear feet on the approved preliminary 

plat.   

  

In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.   

 

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.   

 

Proffers   

The applicant has offered the following proffers (written verbatim):   

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.   

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than six 

(6) of the units being two-bedroom units.   

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.   

4. No vehicular access shall be permitted from the site to Edgelawn Drive.    
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5. A 6-foot tall opaque fence shall be installed and maintained along the frontage 

of Edgelawn Drive.   

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.   

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.   

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.   

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue to 

meet the Public Right-of-Way Accessibility Guidelines standards.   

  

The conceptual site layout is not proffered.   
 

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.    
 

Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-residential space 

and to allow residential uses on all floors of the development. Proffer 2 has been amended to allow 

a maximum of 26 multi-family dwelling units, compared to the previously proffered maximum of 

22 one-bedroom units. The updated proffer allows a mix of one- and two-bedroom units, with no 

more than six (6) units being two-bedroom units. If approved, and if they provide the maximum 

allowed six units with two bedrooms, then 10 additional bedrooms would be provided compared 

to the existing, approved proffers.   
 

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, then 

no trees would have been required.   
 

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, 

the applicant will be required to construct sidewalks along East Weaver Avenue 

and Edgelawn Drive as part of site development. While a Subdivision Ordinance variance granted 

in 2018 allowed the deferral of sidewalk construction along Edgelawn Drive at the time of 

subdivision, that approval included a condition that requires frontage improvements to be 

constructed during development or redevelopment of the property. If the applicant does not want 

to construct the sidewalk, a new variance to the Subdivision Ordinance is required.   
 

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 
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minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.   
 

Land Use    

The Comprehensive Plan designates this site as Mixed Use and states:   
 

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 

surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.    
 

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.   
 

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the site, 

the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-residential 

uses on the site and given the size of the lot and the R-5 district regulations, the maximum number 

of multifamily units allowed on the site is 26, the same number as proffered.    
 

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.   
 

Transportation and Traffic   

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.   
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The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:    
 

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the AM or 

PM peak hour as calculated using the latest edition of the Institute of Transportation 

Engineer’s Trip Generation Manual unless the property owner first, at their cost: (1) 

completes a Traffic Impact Analysis accepted by the City Department of Public Works 

and (2) implements all identified mitigation measures or improvements. The City 

Department of Public Works may, in its sole discretion, waive, in whole or in part, 

completion of a Traffic Impact Analysis or any identified mitigation measures or 

improvements.   

2. No drive-throughs will be permitted.   

  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.    
 

Public Water and Sanitary Sewer   

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site plan 

process. Any public system improvements required to meet the increased demands resulting from 

the project will be the responsibility of the developer.   
 

Housing    

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”   
 

Public Schools   

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.   
 

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 
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School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.   
 

Conclusion   

Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:    
 

1. All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM 

peak hour as calculated using the latest edition of the Institute of Transportation Engineer’s 

Trip Generation Manual unless the property owner first, at their cost: (1) completes a 

Traffic Impact Analysis accepted by the City Department of Public Works and (2) 

implements all identified mitigation measures or improvements. The City Department of 

Public Works may, in its sole discretion, waive, in whole or in part, completion of a Traffic 

Impact Analysis or any identified mitigation measures or improvements.   

2. No drive-throughs will be permitted.  
 

Ms. Rupkey asked if there were any questions for staff.  

   

Commissioner Seitz said I noted that the site plan that was submitted as an example is not a 

proffered site plan, I get that. And I noticed that the date of it was about a year ago, 2025. I know 

we can ask the applicant this, do they have the capacity to make the building bigger or what is 

going to happen to this area where we are not going to have access to South Main Street?   

   

Ms. Rupkey said that would be a question for the applicant, but they are not proffering the exact 

location of that building.   

   

Commissioner Seitz said that was the other question...but it does say the building does need to be 

against [South] Main Street and against Weaver [Street] on the corner.   

   

Ms. Rupkey said correct, but they could theoretically change the shape.   

   

Commissioner Seitz said whatever the footprint it is pushed west and pushed south.   

   

Chair Baugh asked if there were any more questions for staff. Hearing none, he invited the 

applicant or applicant’s representative to speak to their request.  

   

Mike Hendricksen, the applicant’s representative and contract purchaser, came forward to speak 

to the request. He said for the last many years we have watched this site sit; as we all have. This, I 

would say, is an infill site. There are some other terms used to describe some other things earlier 

and I think this is an infill site and a perfect candidate for this type of mixed use development. I 

am one of the contractor purchasers by the way and I have a partner on this and when we sit down 

and talk through: hey let’s look at the previous plan, what we like about it, and what we might not 
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like about it, and what do we think should be adjusted. Ten thousand square feet of commercial 

space on the previous plan there is a lot of commercial space for this site. It would generate a lot 

more traffic to this site than what we have proposed now at 5,000 square feet. On the residential 

side, I think it was 22 one-bedroom units, and if I am not mistaken, I think there was some shorter-

term type of idea with renting those. These would be longer term units. Twenty-

six apartments. Twenty of them, potentially, one-bedroom up to six two-bedroom units, and I 

think we would be maxed out at that six two-bedroom units so we would have to have a minimum 

of 20 one-bedroom units the way that we have presented it. In terms of overall ideas with mixed 

use buildings, we do believe that these help the social interactions that I think we are all wanting 

to continue to see in sites like this where you have a mix of uses. You have some potentially service 

type things. You have some residential. You have some impromptu and then planned interactions 

between the two, these different groups of people that are in our community. So, while this is not 

a large site like some previous ones that have been discussed, we think that there can be some 

types of interactions between residents, professionals, people needing services, all of that type of 

thing on this site. One thing I will just go back to right quick that was mentioned about the 

placement of the building, we want the building up along South Main [Street]. We do not want to 

put that back and put a bunch of parking right there. We would like to see the parking behind the 

building, as we have it drawn there. That date may have been last year but there have been 

significant updates on this plan since our initial work on this last year. Where we are, we would 

love to see this new iteration of the mixed-use plan that we have put forward move forward to the 

stage. Like I have said, we have watched this site sit for a very long time as everyone has kind 

of wondering, there was something that was approved at one time and nothing happened. We 

would like to see something be approved and happen here and corresponds with 

our Comprehensive Plan as well. I will be glad to answer any questions you have.   

   

Commissioner Seitz said what makes this viable now? How come the previous approvals and stuff 

did not move ahead? What has changed to make this viable now that did not come 

together previously?   

   

Mr. Hendricksen said I think the main thing from the previous plan, everyone on Commission 

knew the late [Mr. Giles] Stone and so I think at that stage where he was in his career 

and life,  this was a pretty big project. This is a pretty big step forward. At that point in time, I am 

just not sure he wanted to take the risks. At this point, we see that it is here. It is in a corridor that 

is growing and will continue to grow especially with the announcements and things that have been 

mentioned about JMU’s growth. Some of that additional staffing potentially that was discussed 

with that growth, maybe they can find a home here as well as some services.  

   

Vice Chair Porter said have you had much discussion with the neighborhood? The folks that live 

on Weaver [Street] and some of the residential that is close to the site.   

   

Mr. Hendricksen said we have not.   

   

Chair Baugh said this is a neighborhood that has historically gotten quite engaged. I know some 

folks that are here and suspect that they are attached to some other people who are watching 

this pretty intently.  
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Chair Baugh asked if there were any more questions for the applicant’s representative. Hearing 

none, he opened the public hearing and asked if there was anyone in the room or on the phone 

wishing to speak to the request.   

   

Suzanne Fiederlein, a resident at 28 Edgelawn Drive, came forward to speak to the request. She 

said I were involved in the discussions back in 2017 as well. We have lived there 30 years 

and several of our neighbors have lived there even longer. Having read all of the documents related 

to this, I really appreciate the owner’s attempt to be very honest and true to the agreements that 

were reached in 2017, adhering to the proffers that were presented then. What I would like to draw 

attention to is that there are other things that have changed around it since 2017. In particular, the 

traffic situation and what has happened elsewhere in the neighborhood. We have had major 

problems in the neighborhood with the apartments across [South] Main Street from us. This is 

right down from Port Republic Road and South Main Street, it is a horrible intersection. We cannot 

get in and out of our neighborhood easily at Edgelawn Drive or Weaver Avenue or Monument 

Avenue and that is only going to get worse when Kids Castle opens. There are times when I am 

trying to turn into my neighborhood going south toward South Main Street, I cannot get in 

at Edgelawn Drive, Weaver Avenue and Monument Avenue because it is all backed up. This one 

entrance now, no entrance off of Main Street, it is only going to be off of Weaver Avenue, and it 

is going to add a whole lot more traffic in and out of Weaver Avenue. With the fraternities having 

moved in at  17 and 21 Weaver Avenue there are excessive cars parked on the streets. The one 

good thing about having the open field is that the students have been parking in the old parking lot 

there and getting off the street. Students from across the street park there and on the street. We are 

only going to have more traffic in and out of Weaver Street as a result of this. It is a problem 

again of something much larger than this development itself. It would be really nice to use this 

land for a good residential purpose in our neighborhood. My concern is with the larger traffic 

problem in the area. The fact that we cannot get in and out of our neighborhood and coming from 

Port Republic Road which is horribly backed up as well and now you cannot turn left in various 

places at certain times into our neighborhood. We are really trapped in our neighborhood. Having 

more traffic and it will not just be coming from South Main Street they will be turning onto 

Crawford Avenue and coming down through South Main and Weaver Avenue. We have a wicked 

curve and wicked hill there. People walk in the street with their dogs and their kids. It is just a 

major problem. Since 2017, that aspect has become a lot worse. That is the main concern I want 

to draw your attention to about this. Not the development, per se, but the fact that it is really in a 

place that is going to have major traffic problems. Thank you.   

   

Randy Hoffman, a resident at 25 Edgelawn Drive, came forward to speak to the request. He said 

my wife and I live at 25 Edgelawn Drive which is the one property on this block that is an owner 

residential property. There is the other residential spot behind our house that is the rental home 

right now. We clearly have a highly invested interest in this. It was interesting to me this evening 

hearing many of the presenters talk about approaching neighborhood before pitching their plans. I 

certainly wish that would have occurred and I wish I had a better understanding. As an 

example, the drawings that I saw showed an entry and an exit off South Main Street and unless I 

have misunderstood, I understand that is no longer going to be in the plan. There will be an entry 

and exit only off of Weaver Avenue. That is not what was shown on the information that we were 

sent. I think that this plan in general is probably the best of many bad alternatives for somebody 

who is living on the property. I will support your decision to approve it. I do think that there are 
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still some concerns that I want to voice. When we acquired this property in 2004 from Pete 

Shank, who I think deserves to be better recognized as a community leader than he seems to have 

gotten. I know he was never really involved in government, but he was a great guy for the 

community. We bought the house from him. It was really apparent when we bought this house that 

we were acquiring property very close to commercial. We are in essence half a block from one of 

the busiest intersections in Harrisonburg, either way. We are about half a block off of Port 

Republic Road. We are half a block off of South Main Street. At the time that we acquired this 

property, there were all commercial properties on South Main Street. All of those commercial 

properties were professional businesses, and it was our understanding that was the zoning. I realize 

things change over time, and I do not think zoning can be carved in stone, but as a homeowner in 

this situation, I find it disconcerting that after buying property and looking into the zoning that 

surrounded me that it somehow got pulled out from under my feet. It is now not just for business 

professionals, but it is also for high density residential. Again, I am not opposed to this particular 

plan. I think it probably is one of the best alternatives that we can expect in the neighborhood. I 

have concerns that with the traffic as it is laying out and especially hearing that people cannot enter 

or exit directly from South Main Street, you are going to put a lot of people going out onto Weaver 

Avenue and many of them are likely to try and circumvent what is going to be a backup to South 

Main Street by cutting through Edgelawn Drive. I am not sure how familiar you are 

with Edgelawn Drive but while Edgelawn Drive, as it leaves South Main Street and goes back to 

where it turns, is two lanes. Once it turns and heads towards Weaver Avenue it is about 11 feet 

wide and two cars cannot pass. Right now, if somebody is coming out of Edgelawn Drive and I 

am going in off Weaver Avenue one of us has to stop and go well hey neighbor I will get out of 

your way I will back up. It has not been an issue but somehow I am very worried about this since 

the entrance and exit off of South Main Street has been eliminated. I do not know that this 

was actually in a proffer but I think this may have been something that may have been a discussion 

with Giles Stone, who I know very well. By the way I do not think Giles was ready to give up on 

business ideas at the time he took this project on. I think it is probably likely that what he found 

was he did not have investors interested in 10,000 square feet of retail space. I think 

that is probably a little bit too much for the area myself. He had indicated however that the 

businesses that would go in there would not be around the clock and go until late at night. I am a 

little concerned that I do not see anything to that effect. I am not sure that I ever did in proffers, but 

I am concerned that those businesses that can go in there may be 24 hour and there is nothing that 

prevents the current or future owners from going ahead with that type of business. There are a 

couple of other things that I am sure that you can ask for in a proffer. Being the one residence there 

I would feel a whole lot more comfortable if the fence that separated this development from our 

property were taller than six foot. I would appreciate not having the people on the second floor of 

22 apartments looking down into my backyard. I do not know what the height limits are. I think it 

would probably require a special use to go more than six feet. It seems like that would indicated in 

this case. I do not feel like I should have to pay for a 12-foot fence. I am also concerned that the 

current drawings reverted the dumpster location back to the corner right next to our home and not 

up against Weaver Avenue like it had been represented in the last set of drawings 

that Giles had submitted.   

   

Tom Templeton, a resident of 131 East Weaver Avenue, came forward to speak to the request. He 

said we have been at our residence since August of 1992. We have been loyal members of that 

neighborhood. We have had a lot of good times in that neighborhood and we miss the people that 
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are no longer there. Each day I get up early in the morning and see a lot of traffic. If the City wants 

to make a lot of money they need to put a police officer up at the end of Weaver Avenue right 

where it meets Crawford Avenue. That is a dangerous intersection. I stand there in my yard and I 

watch. As far as this apartment building, I think it is hard on the integrity of the neighborhood. I 

do not know that it is necessary. If you go down to the bottom of Weaver Avenue where they want 

to build this thing there are two rentals on the south side of Weaver Avenue that 

Suzanne mentioned and those kids park in different directions all the time. It is a bottleneck right 

there. I leave for work anywhere from six o’clock to seven o’clock in the morning and a lot of 

times it is hard to get out onto Weaver Avenue especially coming back in the evenings. If you 

come up Port Republic Road and your blinking lights are running where you cannot turn left onto 

Crawford Avenue. You cannot turn left into the little alley of Hillcrest Drive so you have to come 

down to Route 11, turn left into Edgelawn Drive or turn left onto Weaver Avenue it is tough. It is 

a dangerous situation. I appreciate what you guys do here. My dad back in the 70s and 80s where 

I grew up in Western Pennsylvania he was President of Town Council and 

County Commissioner and he would appreciate what you girls and guys do here this evening and 

we appreciate what you do also.   

   

Dave Pruett, a resident of 28 Edgelawn Drive, came forward to speak to the request. He said we 

are very concerned about several things. We have been in our house going on 31 years. We love 

the Purcell Park neighborhood. It is vibrant. The neighbors are great. We constantly feel under 

threat. JMU is buying us out through piecemeal. Frats have moved across South Main Street 

from us and we get parties three nights a week. It is supposed to end at 10 o’clock and it can go to 

1 or so sometimes. It seems to me that one of your jobs is to at minimum preserve the integrity of 

neighborhoods. With that said, I recognize something has to be done with that property. Like 

Randy, I do not quite feel like it is the least bad alternatives I think there are a couple of 

alternatives. You may not remember but the very first proposal for that property was townhomes. 

I think even better than townhomes would be duplexes and triplexes. I am not a developer and I 

realize that the horse is out of the barn. I always find that the devil is in the details. Everything 

looks good on paper but how it is processed it can turn out very good or very bad. I am thankful 

that Giles worked with us before he passed away. That developer seems to be taking some of the 

concerns of the neighborhood into consideration which it would have certainly been nice if they 

had talked to us directly, which has not happened. My wife mentioned the traffic issue and it is not 

manufactured, it is a real problem. There are times when we absolutely cannot get out of our 

neighborhood and it is only going to get worse. As much as we love having the 

new kids’ playground at Purcell Park that is going to attract a lot of traffic. I guess you know your 

business better than I do. Try not to do anything that is going to damage this wonderful 

neighborhood. It is hard to keep the integrity, it is real easy to break it.   

   

Chair Baugh closed the public hearing and opened the matter for discussion.  

   

Commissioner Jezior said I am not sure who this question is for but why was the entrance and 

exit onto South Main Street taken away?   

   

Ms. Rupkey said it is still shown on the concept plan, the Engineer did not remove it from the 

concept plan but it is physically no longer allowed due to our access management standards. We 
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would not allow them to build that entrance based on what we allow for distances between 

entrances.   

   

Commissioner Jezior said so it is too close to it?  

   

Ms. Rupkey said yes it needs to be 250 feet away and to move it 250 feet away 

from Edgelawn Drive puts it too close to East Weaver Avenue. Moving it 200 feet from East 

Weaver Avenue is too close to Edgelawn Drive.   

   

Vice Chair Porter said I have a question related to Edgelawn Drive because I lived 

on Bluestone Street for a period of time and I know that is a strange little road there that is 

effectively a one lane alley. I guess I am looking at City staff here, how do we view that road? Is 

it just a navigable normal City maintained road?   

   

Ms. Rupkey said it is a public street. It is substandard and does not meet the requirements for 

width, curb and gutter, and sidewalks. It does not have any of that but it is a public street.   

   

Vice Chair Porter said I am not sure that it would make the neighbors any happier to close it but I 

will tell you this would be a concern to me. I have taken that road a few times and I have been in 

that same situation the gentleman had brought up where someone is coming around the other 

way, and I have to back up and allow them to go past. I would think that putting 22 apartments 

and some commercial property next to this will definitely exacerbate the situation. I would be 

concerned about that condition regardless of where this goes.  

   

Commissioner Kettler said I would wonder why someone would be going 

down Edgelawn Drive.  

   

Commissioner Seitz said traffic just backs up and blocks Weaver Avenue and Edgelawn Drive. 

Then the minute that happens people that are in the neighborhood are taking whatever route they 

can to try to get to a point of access to these streets. I lived at 1210 South Main Street before it 

got torn down and turned into a parking lot. I understand the traffic situation in this 

neighborhood.  

   

Commissioner Kettler said I look at the placement for this within the larger context and it is 

clearly an area that is increasing slowly in intensity but it is definitely car-centric now and so 

threading that needle of trying to improve it and increase housing and to do that in the context of 

what is actually economically possible conflicts with my general preference towards less parking 

and fewer trips. I think overall it is a good plan. I also think with Edgelawn Drive it just shows 

some of the limitations of not being a true alley or a full street.   

   

Commissioner Seitz said I am constantly amazed how often individual developments bump up 

against systemic problems that are beyond the purview of the particular developer. I think that as 

the City that is where we need to step in and identify solutions that serve the needs of the 

residents and addresses the concerns of the folks that live in that neighborhood but also set the 

table for needed development. I am just saying that time and time again I hear legitimate 

concerns about the impact of projects and struggle to balance the legitimacy of the project 
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candidly. Outside of the context of this particular neighborhood and the traffic problems and 

stuff like that I think it is a good project. How do you reconcile that with bigger neighborhood 

wide issues? Going through the 2018 Comp Plan and there was a call in there for development of 

neighborhood area plans which are great. One got done for the Northeast Neighborhood and it 

was fantastic, much needed for the Northeast Neighborhood. To my knowledge that is the only 

one that got done. This is the perfect example of where you need a small neighborhood plan so 

that developers have guidance when they look at properties.   

   

Vice Chair Porter said I think that is a very salient point. As someone who did live in this 

neighborhood for a period of time, I would agree with that. I think the City is failing this 

community a little bit by what is being allowed to happen on Weaver Avenue. There should be 

some enforcement related to these students that are parking in multiple different directions. I 

have seen that. As someone that used to live on Bluestone Street, I know what the party culture is 

like on that particular block and the kinds of conditions that you have coming through your 

neighborhood in the middle of the evening particularly on a Friday or Saturday night. This 

will probably exacerbate that. I do understand your concerns in that area, and I would have the 

same concerns. There are a lot of issues with entry and egress into this neighborhood. Going all 

the way up to Monument Avenue and then getting onto Port Republic Road that is an issue as 

well. The fact is if you have students that are jamming up that area and a lot of these fraternity 

houses are overpopulated and need to be addressed from a code enforcement perspective. This 

has been something I have been crusading on for a little while and I do think that this is a factor 

in this particular issue is that you do have the student population that is parking multiple different 

directions, parking in areas that are probably not permissible, and the fact that they are also 

illegally parking on this site. Which if I owned this property I would be concerned about it. Even 

though it probably gives you guys some relief the reality is that should not be happening. I feel 

like at some point the City, it is incumbent on them to look at the situation and whether that is 

code enforcement or police action to address it. I also know there is a lot speeding in that 

neighborhood as well. Those concerns are all really valid. I am not sure how germane it is to this 

actual development other than the fact that this development would certainly make it worse.   

   

Commissioner Alsindi said I kind of disagree with you Commissioner Porter in a positive sense. I 

know this sounds more subjective but this is just my view, that having the area here generally with 

nothing and having just houses here I think it increases the possibility of people having those 

fraternity houses over there. The boredom and nothing to do of students probably is another factor 

that increases this kind of pattern. While I consider what I heard from people in the neighborhood, 

looking at it from a strategic and more futuristic perspective, having such kind of apartments there 

I think affects the behavior of civility and the practice of people how they live including students. 

The fact that there is nothing there I notice there is more calmness as a living neighborhood. There 

are also students here who are bothering people but generally speaking I think this pattern of 

development there I would assume they would behave in a different way when you have stores 

and businesses over there that are more developed. You can go to a restaurant and sit down rather 

than hanging in dark streets over there doing nothing and bothering people. I am just looking at it 

from that point of view that strategically having such developments would change the overall 

pattern of people living in urbanized neighborhoods.   
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Vice Chair Porter said as a former fraternity member in my youth I can tell you right now I have 

zero faith in our ability to be able to adjust our behavior based upon what is around us. I do think 

that neighborhood has been suffering from that issue for a while. There is commerce down the 

street and there are other things in the neighborhood and it does not change how those students 

behave in those areas. I think the only thing that would change that behavior is proper enforcement 

and making sure the right number of students are living in those homes and if they are parking in 

the wrong direction that they are being ticketed. If they are parking in areas that are 

not appropriate that they are being ticketed. Eventually they will get tired of paying those fines or 

having to call mom and dad to pay those fines. I think the bigger issue here is the fact that, I think 

it is probably where we are going to be headed here pretty quickly, is that this is not a bad 

development at all and I hope that there is a way that this can be discussed with the neighbors to 

try to be able to address some of these concerns before it comes to Council. I see this type of 

development as being in the right place and I do understand the concerns of the neighborhood 

certainly and I am arguing both sides of the issue here. I do see this as the type of place that we 

are looking for density and more units in our community, that if I was going to walk or bike to 

JMU I would be more likely to do it from this location than the place we just had a large issue 

about. I also think if it is managed properly and managed well it could actually be an asset to that 

neighborhood. Again, I think a lot of these concerns about dumpster placement and fence height 

are legitimate concerns that need to be worked on but at the end of the day we are not going to be 

able to make a lot of determination based on those details. I think what it comes down to is this a 

permissible use of this area and does it serve the public interest. I am of the belief that it does. I 

think a commercial space is something that would add something depending on what type of 

commercial space it is in that community. I think it is more are we doing a good enough job of 

managing this neighborhood and supporting the residents of this neighborhood to make 

this viable and so it is not a nuisance for the neighbors? I think that is my take on it.    

  

Commissioner Kettler said in terms of getting to JMU from this general area, I went on the 

site visit but I did not go to JMU from there. I am not as familiar with this neighborhood. In order 

to do that they would basically have to go east and then north and go across Port Republic Road or 

they have to go right up South Main Street. Is that right?   

  

Chair Baugh said pretty much. The foot traffic there as a point of reference, talking about things 

have changed, there was a time when the apartments on South Avenue was primarily student 

housing. Which is actually a little further away. There was time when there was even more foot 

traffic sort of from that area. That is right, that traffic funnels onto South Main Street for the most 

part. I think one of the concerns of the neighborhood over the years has been various little 

things that might pull people wander through the neighborhood but that is not really what this is I 

do not think. Really what has been the idea...there has been a lot of history with this 

neighborhood. I could vouch for some of the comments that were made. This has always been a 

neighborhood that has been concerned about what is going on around them and there have 

been some spots that if you actually know properties that have been purchased in the hope that one 

day the climate would change and that maybe to knock a house down and go to more intense 

development. That has never really happened. To be brutally frank the development now where 

the Starbucks is right off of the interchange that got approved by Council over 

the vehement objection of the neighborhood when it happened. I mean the neighborhood did not 

even like that going in there. Then the concern to a modestly lesser extent of those sort of 
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commercial, and I get it they were kind of quasi-professional office building spaces, that get you 

all the way up to the Port Republic Road corridor. Of course, it used to be a bank on the corner 

and now I guess it is a law firm in there. That has kind of been the history of that. I 

think maybe [unintelligible] recognition that well for the part that is on US Route 11 probably 

makes a little sense for that to have a little commercial or dense orientation. We are not too crazy 

about that. We are certainly not interested in seeing more.   

  

Councilmember Dent said come to think of it, that former bank that is now law offices, there was 

a proposal there to put one of those drive- through coffee places.   

  

Chair Baugh said yeah we shot that down.   

  

Councilmember Dent said we shot it down because that would have been massively disruptive.   

  

Chair Baugh said which is now down South Main Street on the other side and it is a much better 

location for it.  

  

Councilmember Dent said clearly disruptive to the neighborhood. There are not any proffers or 

any such about the kinds of commercial that would go in there. It is also sort of up against South 

Main Street a drive through or any such.   

  

Commissioner Kettler said I think something else that is important that I heard is there 

are concerns with something like this going in and students being nearby and density being part of 

that. The most consistent thing that I heard was traffic. I think that is something important to keep 

in mind as we head into the item three away from where we are at.   

  

Councilmember Dent said come to think of it the large parking area is that because it is a 

multistory...how many stories is this? Commercial on the bottom even some apartments on the 

bottom with so many stories of apartments, 26 units. How many stories does that make it?   

  

Chair Baugh said three stories.   

  

Commissioner Seitz said it is 26 units, 6 of them are two-bedroom units so that is 12 plus 20 that 

is 32 units. Is it a [parking] space and a half per bedroom?   

  

Ms. Dang said it depends on the breakdown.    

   

Councilmember Dent said I suppose there is also allowance for the parking for the commercial.  

  

Ms. Rupkey said they would be required for the one-bedroom to do one and a half spaces and for 

two-bedroom, two and a half spaces.   

  

Councilmember Dent said how about for the commercial?  

  

Ms. Rupkey said that would depend on what the final use ends up being.   
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Councilmember Dent said for example, correct me if I am wrong, it is conceivable if all of it got 

approved that the property owner could find a tenant but it would be a particular use that there are 

not enough parking spaces to accommodate that use. It would not be allowed even though that 

commercial use would otherwise generally be allowed. You still have to meet the parking 

requirements.  

  

Commissioner Seitz said it just seems like if there was ever a case for parking reduction in parking 

requirements, this site is it.    

  

Commissioner Jezior said it was 90 percent parking for the amount of bedrooms. They were not 

doing one and a half per.   

  

Mr. Russ said for four bedrooms you need three and a half. Three bedroom you also need two and 

a half. Three and four bedrooms need fewer parking spaces per bedroom.   

  

Commissioner Jezior said I think in talking about  the traffic as well coming out, I like that the 

building is situated on South Main Street for the pedestrians especially with the commercial 

space. Sight lines though for traffic coming out from Weaver Avenue are probably going to be a 

problem as people are coming out and taking a left there and people cutting through. If you have 

the building set all the way forward you are not going to be able to see traffic going down South 

Main Street as well.   

  

Ms. Dang said that is a good point and it will be evaluated during the site plan review.   

  

Councilmember Dent said this possible underground stormwater retention might create 

an effective bit of setback off of Weaver Avenue. Is that right?   

  

Mr. Fletcher said they will not be able to prohibit sight lines they have to meet sight distance 

requirements.   

  

Commissioner Kettler said I do agree with what what you are generally saying of it being oriented 

toward the street and not back like right up against the existing residential property.   

  

Chair Baugh said if I recall correctly whether you like it or not that was one of the things that as 

this thing was negotiated with folks in the neighborhood it was one of the results from that was to 

get the building placed in that spot. I think the original proposal was more of that sort of tradition 

kind of building in the middle or maybe skewed a little towards the front parking all around it.  

  

Commissioner Kettler said I think this is a lot better then.   

  

Councilmember Dent said that is one thing staff consistently recommends no parking in front of 

the building so that it is tucked behind and you are not looking at cars going down the street. More 

neighborhood walkability.   

  

Ms. Dang said I just want to acknowledge that for all the traffic concerns that have been discussed 

and the parking issues on the street know that when you all have these discussions right 
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here and from these community members at public hearings, when the minutes are drafted we send 

a copy or send that excerpt to the other departments, Police and Public Works to make them aware 

so that it is going to somebody who can evaluate it.   

  

Councilmember Dent said that is a good point because when they say they cannot get in and out 

of the neighborhood I wonder if the City needs to make some kind of adjustment like a traffic light 

at Monument Avenue. This could be a candidate for some of the traffic calming if people are 

speeding down some of the streets.   

  

Chair Baugh said I know a lot of people do not like to do it, but the most effective thing you can 

do, and it really only has two layers to it... if its a traffic parking issue, call the Police Department. 

If it is too many people in a space, these folks [Community Development]. Certainly, on that civil 

side I can tell you for a fact because it is a complaint driven system. If somebody comes in and 

talks to Community Development somebody will go out there and take a look at it. You may not 

like the answer and a lot of times you find things like everybody is in the same family and that is 

why there is 15 people there. I can tell you from real world experience, particularly on the traffic 

stuff and again, I do not want to be that guy calling the cops, okay. When a City Council member 

goes to say I am hearing from constituents about all of these problems in this area the first thing 

you get is they look at their data and they see how many complaints they have had. If the answer 

is not a whole lot, people have been toughing it out they are going to say this is the first we have 

heard of it or we heard one time and it went away. I have known of instances where people sort of 

bought into okay I guess we are going to have to be the squeaky wheel for a while and it was sort 

of effective. It is kind of not the fun option on trying to deal with this challenge in my 

neighborhood. I have definitely found situations where you know darn well because you live close 

to it or got through there that there are issues in the neighborhood and HPD database does not have 

any data that supports it so that just tells you are starting at ground zero to get their attention.    

  

Commissioner Kettler said I was just going to say however we feel about these, do we feel 

comfortable about doing them as one motion?   

  

Chair Baugh said I will throw it out, if anybody does not feel comfortable voting on these in one 

motion whether because they want to vote for one and not for the other. Any other reason, speak 

up now or forever hold your peace. Are we okay with taking it up as one motion?   

  

Vice Chair Porter said I wanted to point out as I am sitting here looking at the changes being made 

to the proffers, most of the issues we have discussed are not going to be impacted by these changes. 

There is a by-right use currently on the property, and it is an expired special use permit for sure, but 

the reality is the circumstances that neighbors are most concerned about, the material 

changes that are going to be made by us passing this or not are not going to 

be necessarily addressed by this. It might stop the development for a period of time. but the reality 

is this is going to move forward in some fashion by-right pretty much today. I go back to the 

applicant and say it would be well worth your time to talk to these folks and have a sit down. I 

think I even heard the one gentleman say he would probably support this if some of his concerns 

were addressed. I think that is a worthwhile process to engage in before it goes 

to Council regardless of how we vote, The reality is I feel like a lot of these circumstances which 

are unfortunate are not going to be impacted by this decision or the other.   
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Chair Baugh said I was tempted to do it earlier, just to be clear, what we are actually voting on 

here, slightly oversimplified, is we are okay with reducing the amount of commercial. They want 

to tweak the fencing. They are going to enhance some of the stuff at the intersection of South Main 

Street and East Weaver Avenue and the entrance on South Main Street is gone due to the reasons 

we went into. You could in theory vote against approving the special use permit to allow them to 

have more units in it or to do the commercial. But now if you do, you have got a property that is 

zoned R-5 for high density and it is in the Land Use Guide for Mixed Use and you are sort of 

saying you cannot have high density or mixed use.   

  

Commissioner Kettler said I move to approve the rezoning and two special 

use permit requests with conditions submitted by the applicant with additional language 

recommended by staff.   

  

Councilmember Dent seconded the motion.   

   

 Chair Baugh called for a roll call vote.  

   

Commissioner Seitz  Aye  

Commissioner Jezior  Aye  

Councilmember Dent  Aye  

Commissioner Alsindi Aye  

Commissioner Kettler  Aye  

Vice Chair Porter  Aye  

Chair Baugh   Aye  

   

The motion to recommend approval of the rezoning request and two special use permit requests 

passed (7-0). The recommendation will move forward to City Council on June 9, 2026.  
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City of Harrisonburg 

Rezoning 
Proffer amendment, R-5C 

Special Use Permits 
Section 10-3-55.4 (1) 

to allow multiple-family dwellings of more 
than twelve (12) Units 
Section 10-3-55.4 (4) 

to allow retail 
1340 South Main Street 

Tax Map Parcel: 18-R-22 
+/- 1.23-acres 
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1340 S. Main St., Harrisonburg, VA 

Proposed Use & Reasons for Seeking a Special Use Permit & ProƯer Amendment 

We are seeking to conform with the City of Harrisonburg Comprehensive Plan and have a 
mixed-use development on this site that consists of up to 5,000 SF of commercial space 
and up to 26 residential apartments.   

The previously approved use on this site was for up to 10,000 SF of commercial space and 
22 one-bedroom residential apartments.  We believe that 10,000 SF of commercial space 
is an abundance of retail for a mixed use building on this site and for this location along the 
S. Main corridor and we are proposing to reduce this by 50% (from ‘up to 10,000 SF’ to ‘up
to 5,000 SF’) while increasing the number of possible residential apartments by 18% (from
22 one-bedroom units up to a mix of a total of 26 one-bedroom and two-bedroom units).

Based on standards from the Institute of Transportation Engineers (ITE), our updated plan 
for up to 5,000 SF of commercial space and 26 residential apartments should generate less 
traƯic than the previously approved plan.  We do not know the exact use breakdown of the 
5,000 SF of commercial space at this time, but, assuming it is retail use, based on ITE 
estimates we believe that by reducing the commercial space we will reduce estimated 
traƯic to this site by approximately 220 daily trips.  Adding four more residential apartment 
units is estimated to increase residential daily trips by 27 (ITE estimate is 6.6 daily trips for 
standard average low-rise apartments).  Our proposed plan compared to the previously 
approved plan may have an estimated net result based on ITE estimates of lowering traƯic 
to this site by approximately 193 daily trips (approximately 33% reduction).  We believe this 
is a positive thing for this site and the surrounding community by reducing the anticipated 
traƯic and increasing the safety of those entering and exiting S. Main St. in this area.         

In meetings with City StaƯ, we have gained an understanding of the reasoning behind many 
of the aspects of the previously approved request (orienting the building closer to the 
street, no parking between the building and the public street, etc.) and are in agreement 
with the building placement and site buƯers.  

Research by Urban Land Institute and U.S. Environmental Protection Agency shows that 
mixed-use developments on infill sites such as these are generally positive for 
communities, oƯering sustainable growth, reducing sprawl, and increasing local tax bases.  
Sites that combine residential and commercial uses generally foster social interaction and 
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reduce vehicle dependency and our hope is that the occupants of this building will enjoy 
planned and impromptu interactions with one another on-site.  

We are seeking a Special Use Permit to: 

Allow for a building of more than 12 residential units.  

Allow for retail, personal service, oƯices, restaurants, and convenience store. 

If granted the Special Use permit: 

All traƯic generating uses shall be limited to a combined total of 100 vehicle 
trips in either the AM or PM peak hour as calculated using the latest edition of 
the Institute of Transportation Engineer’s Trip Generation Manual unless the 
property owner first, at their cost: (1) completes a TraƯic Impact Analysis 
approved by the City Department of Public Works and (2) implements all 
identified mitigation measures or improvements. The City Department of 
Public Works may, in its sole discretion, waive, in whole or in part, completion 
of a TraƯic Impact Analysis or any identified mitigation measures or 
improvements. 

No drive-throughs will be permitted. 

We are seeking to amend the previous 2017 proƯers. Attached is a copy of the 2017 
approved proƯers as well as the proposed new proƯer.  

298



2017 Proffers

299



1 

1340 S. Main St., Harrisonburg, VA 

Statement on ProƯers 

In connection with the rezoning request for the property located at 1340 South Main Street 
and identified as tax map parcel 18-R-22, I hereby proƯer that the use and development of 
the subject property shall be in strict accordance with the conditions set forth in this 
submission. 

1. Any building constructed on site (excluding accessory buildings) shall contain
residential and non-residential uses. Commercial uses shall only be permitted on
the first floor and shall not exceed 5,000 square feet throughout all buildings.
Residential units may be located on the first floor.

2. The total number of dwelling units on the property shall not exceed twenty-six (26)
units. One-bedroom and two-bedroom units shall be permitted with no more than
six (6) of the units being two-bedroom units.

3. No parking lot (including travel lanes and drive aisles) shall be located between any
buildings and the following streets: South Main Street and East Weaver Avenue.

4. No vehicular access shall be permitted from the site to Edgelawn Drive.

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of
Edgelawn Drive.

6. A 6-foot tall opaque fence shall be installed and maintained along the property lines
adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft.
of the shared property line with Edgelawn Dr.

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be
planted along the street frontage of Edgelawn Drive.  Tree locations along the street
frontage are at the discretion of the property owner/developer.

Document Ref: XPJYV-NEGJR-ZR4CC-FGMS4
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9. At the time of construction the applicant shall reconstruct the curb ramp at the
northeast corner of the intersection of South Main Street and East Weaver Avenue to
meet the Public Right-of-Way Accessibility Guidelines standards.

__________________________ __________ 
MARILYN PENDLEBURY, PROPERTY OWNER Date 

2026-05-05

Document Ref: XPJYV-NEGJR-ZR4CC-FGMS4
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Peak Hour Trip Generation by Land Use 

Row ITE Land Use 
ITE Land 

Unit Quantity 
AM Peak Hour of PM Peak Hour of 

Use Code Adjacent Street Traffic Adjacent Street Traffic 

1 Proposed #1 Multi-Family Housing 220 Dwelling Units 30 12 16 

2 Proposed #2 Commercial 822 Gross Leasable Area 5,000 20 31 

3 Proposed #3 

4 Proposed#4 

5 Proposed #5 

6 Proposed #6 

7 Total New Trips 32 47 

8 Existing #1 Vacant NA 0 0 

9 Existing #2 

10 Existing #3 

11 Existing #4 

12 Existing #5 

13 Existing #6 

14 Total Existing Trips 0 0 

15 Final Total (Total New-Total Existing) 32 47 

Instructions 

Determination of trip generation rates shall be in conformance with ITE guidelines. 

1. Based on the intended use(s), calculate the AM Peak and PM Peak trip generation using the AM and PM Peak Hour of Adjacent Street Traffic rates from
the most current version of the ITE Trip Generation Manual (rows 1-6). Attach additional sheets as necessary for more uses.

2. Sum up all of the trips generated for the new uses in the Total New Trips row (row 7).

3. If the development has any existing uses, calculate the AM Peak and PM Peak trip generations using the AM and PM Peak Hour of Adjacent Street Traffic
rates from the most current version of the ITE Trip Generation Manual (rows 8-13). Attach additional sheets as necessary for more uses.

4. Sum up all of the trips generated for the existing uses in the Total Existing Trips row (row 14).

5. Subtract the total existing trips from the total new trips to get the final total number of trips generated by the development (row 15). Enter these numbers
on the first page.

Revised Date: December 2019 
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May 13, 2026 Planning Commission Meeting  

  

Title  

Consider Rezoning (Proffer Amendment) and Special Use Permits for 1340 South Main 

Street — Meg Rupkey, Community Development  

  

Summary  

Project name  N/A  

Address/Location  1340 South Main Street  

Tax Map Parcels  18-R-11  

Total Land Area  +/- 1.23 acres  

Property Owner  Marilyn S. Pendlebury  

Owner’s Representative  Mike Hendricksen and Hans Harman  

Present Zoning  R-5C, High Density Residential Conditional  

Proposed Zoning  R-5C, High Density Residential Conditional   

Proposed Special Use Permit(s)  

• Multiple-family dwellings of more than twelve (12) 

units per building per Section 10-3-55.4 (1)  

• Retail stores, convenience shops, personal service 

establishments, restaurants (excluding those with 

drive-through facilities), medical clinics, and 

business and professional offices per Section 10-3-

55.4 (4)  

Planning Commission   May 13, 2026 (Public Hearing)  

City Council   

Anticipated June 9, 2026 (First Reading/Public 

Hearing)  

Anticipated June 23, 2026 (Second Reading)  

  

Recommendation  

Option 1. Recommend approval of the rezoning and two special use permit requests with 

conditions submitted by the applicant with additional language recommended by staff.    

  

Context & Analysis  

The following land uses are located on and adjacent to the property:  

Site:    Vacant lot, zoned R-5C  

North:    Office building, zoned R-3, and single-family detached dwellings, zoned R-1  

East:    Single-family detached dwelling and across Edgelawn Drive single-family detached 

dwellings, zoned R-1  
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South:    Across East Weaver Avenue single family detached dwellings, zoned R-

1, and an office building, zoned B-2C   

West:    Across South Main Street, residential uses, zoned R-3  

The applicant is requesting a proffer amendment and two special use permits (SUPs) for a +/- 

1.23-acre property addressed as 1340 South Main Street and identified as tax map parcel 18-R-22. 

The property is zoned R-5C, High-Density Residential District Conditional.  Regarding the 

requested SUPs, the first is per Section 10-3-55.4 (1) to allow multiple-family dwellings of more 

than twelve (12) units per building. The second is per Section 10-3-55.4 (4) to allow retail stores, 

convenience shops, personal service establishments, restaurants (excluding those with drive-

through facilities), medical clinics, and business and professional offices.  

History  

In August 2017, City Council approved four requests from Marusstodd Properties, LLC, for the 

subject site, which at the time consisted of five parcels. The four requests included:  

• An amendment to the Comprehensive Plan’s Land Use Guide map from Professional and 

Low Density Residential to Mixed Use;  

• A rezoning from R-1, Single-Family Residential and R-3, Medium-Density Residential to 

R-5C, High-Density Residential District Conditional;  

• An SUP pursuant to Section 10-3-55.4(1) to allow multi-family dwellings with more than 

twelve (12) units per building; and  

• An SUP pursuant to Section 10-3-55.4(4) to allow retail stores, convenience shops, 

personal service establishments, business and professional offices, and restaurants 

(excluding drive-through facilities).  

In November 2018, City Council approved a preliminary plat that vacated internal property lines 

reducing the number of lots from five to two and approved the following Subdivision 

Ordinance variances:  

• To not dedicate the standard public street right-of-way for Edgelawn Drive (Sections 10-

2-41(a) and 10-2-66);  

• To not dedicate the full 25 feet of public street right-of-way along the Edgelawn Drive 

frontage (Section 10-2-45); and  

• To not construct or provide surety for frontage improvements along Edgelawn Drive and 

East Weaver Avenue at the time of subdivision (Sections 10-2-62 and 10-2-67).  

The above noted Subdivision Ordinance variances were approved with the following condition:  

• When frontage improvements along Edgelawn Drive are required as part of development 

or redevelopment of any property associated with the preliminary plat, the developer 

shall be responsible for constructing frontage improvements along Edgelawn Drive for all 

properties associated with the request. The frontage along Edgelawn Drive is shown as 

210.63 linear feet on the approved preliminary plat.  
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In August 2019, the applicant recorded the final subdivision plat that vacated the internal property 

lines and created the subject site (1340 South Main Street), tax map parcel 18-R-22-A 

(1341 Edgelawn Drive) and dedicated 527 square feet of public street right-of-way 

along Edgelawn Drive.  

The SUPs approved in 2017 have since expired because the uses were not established nor 

diligently pursued within the timeframe required by the Zoning Ordinance Section 10-3-130(c). 

Without a proffer amendment, the 2017 proffers would continue to require both residential and 

non-residential uses. Since the applicant still proposes commercial uses, a new SUP is required.  

Proffers  

The applicant has offered the following proffers (written verbatim):  

1. Any building constructed on site (excluding accessory buildings) 

shall contain residential and non-residential uses. Commercial uses shall only 

be permitted on the first floor and shall not exceed 5,000 square feet throughout all 

buildings. Residential units may be located on the first floor.  

2. The total number of dwelling units on the property shall not exceed twenty-six (26) 

units. One-bedroom and two-bedroom units shall be permitted with no more than 

six (6) of the units being two-bedroom units.  

3. No parking lot (including travel lanes and drive aisles) shall be located between any 

buildings and the following streets: South Main Street and East Weaver Avenue.  

4. No vehicular access shall be permitted from the site to Edgelawn Drive.   

5. A 6-foot tall opaque fence shall be installed and maintained along the frontage of 

Edgelawn Drive.  

6. A 6-foot tall opaque fence shall be installed and maintained along the property 

lines adjoining tax map parcel #18-R-20, 18-R-21, & 18-R-22-A.  

7. No structure, excluding a dumpster containment, shall be constructed within 150 ft. 

of the shared property line with Edgelawn Dr.  

8. A minimum of six (6) small/ornamental deciduous or evergreen trees shall be 

planted along the street frontage of Edgelawn Drive. Tree locations along the street 

frontage are at the discretion of the property owner/developer.  

9. At the time of construction the applicant shall reconstruct the curb ramp at the 

northeast corner of the intersection of South Main Street and East Weaver Avenue 

to meet the Public Right-of-Way Accessibility Guidelines standards.  

The conceptual site layout is not proffered.  

Proffers 3, 4 (formerly Proffer 5), and 7 (formerly proffer 8) remain unchanged from the existing 

regulating proffers. A copy of the 2017-approved existing proffers have been included by the 

applicant in their supporting documents.   
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Proffer 1 has been amended to identify a maximum of 5,000 square feet of non-

residential space and to allow residential uses on all floors of the development. Proffer 2 has been 

amended to allow a maximum of 26 multi-family dwelling units, compared to the 

previously proffered maximum of 22 one-bedroom units. The updated proffer allows a mix of one- 

and two-bedroom units, with no more than six (6) units being two-bedroom units. If approved, and 

if they provide the maximum allowed six units with two bedrooms, then 10 additional bedrooms 

would be provided compared to the existing, approved proffers.  

Proffers 5 and 6 (formerly Proffers 6 and 7 respectively) have been updated to provide 

clarity regarding the location of fencing along property lines and Edgelawn Drive.  Proffer 8 

(formerly Proffer 9) has also been updated to provide additional guidance for the required amount 

and type of landscaping along Edgelawn Drive. The original proffer language was unclear and 

could have been interpreted in a way that if there was no parking lot along Edgelawn Drive, 

then no trees would have been required.  

Proffer 9 is a new proffer that will require the reconstruction of the sidewalk ramp at the 

intersection of South Main Street and East Weaver Avenue to meet Public Right-of-Way 

Accessibility Guidelines (PROWAG) standards. In addition, although not included as a proffer, the 

applicant will be required to construct sidewalks along East Weaver Avenue and Edgelawn Drive 

as part of site development. While a Subdivision Ordinance variance granted in 2018 allowed the 

deferral of sidewalk construction along Edgelawn Drive at the time of subdivision, that 

approval included a condition that requires frontage improvements to be constructed during 

development or redevelopment of the property. If the applicant does not want to construct the 

sidewalk, a new variance to the Subdivision Ordinance is required.  

The applicant has removed old Proffer 4, which allowed for an entrance on South Main Street. 

Since the 2017 approval, the City has updated its access management standards. The previously 

proposed right-in/right-out entrance does not meet current requirements, which requires a 

minimum spacing of 250 feet between access points on minor arterial streets. Since the distance 

between East Weaver Avenue and Edgelawn Drive along South Main Street is less than 450 feet, 

there is no appropriate location for a new access point. As a result, the applicant has removed this 

proffer.  

Land Use   

The Comprehensive Plan designates this site as Mixed Use and states:  

The Mixed Use category includes both existing and proposed areas for mixed use. 

Mixed Use areas shown on the Land Use Guide map are intended to combine 

residential and non-residential uses in neighborhoods, where the different uses are 

finely mixed instead of separated. Mixed Use can take the form of a single building, 

a single parcel, a city block, or entire neighborhoods. Quality architectural design 

features and strategic placement of green spaces for large scale developments will 

ensure development compatibility of a mixed use neighborhood with the 
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surrounding area. These areas are prime candidates for “live-work” and traditional 

neighborhood developments (TND). Live-work developments combine residential 

and commercial uses allowing people to both live and work in the same area. The 

scale and massing of buildings is an important consideration when developing in 

Mixed Use areas. Commercial uses would be expected to have an intensity 

equivalent to a Floor Area Ratio of at least 0.4, although the City does not measure 

commercial intensity in that way. Downtown is an existing area that exhibits and is 

planned to continue to contain a mix of land uses.   

The downtown Mixed Use area often has no maximum residential density, 

however, development should take into consideration the services and resources 

that are available (such as off-street parking) and plan accordingly. Residential 

density in Mixed Use areas outside of downtown should be around 24 dwelling 

units per acre, and all types of residential units are permitted: single-family 

detached, single-family attached (duplexes and townhomes), and multi-family 

buildings. Large scale developments, which include multi-family buildings are 

encouraged to include single-family detached and/or attached dwellings.  

The applicant has proffered that there would be a maximum of 26 units on the site, which makes 

the site density 21 units per acre. Without proffers and if there are no commercial uses on the 

site, the applicant would be able to construct up to 30 units. However, Proffer 1 requires non-

residential uses on the site and given the size of the lot and the R-5 district 

regulations, the maximum number of multifamily units allowed on the site is 26, the same number 

as proffered.   

Staff believes that the proposed uses, with the submitted proffers, generally conform with 

the Mixed Use area designation.  

Transportation and Traffic  

The Determination of Need for a Traffic Impact Analysis (TIA) form (“TIA determination form”) 

for the proposed rezoning is attached. The TIA determination form indicated that the project would 

not generate 100 or more new peak hour trips, which is the threshold for staff to require a TIA. 

Therefore, a TIA was not required for the rezoning request.  

The applicant has proposed the following two traffic-related conditions in relation to their SUP to 

allow retail stores, convenience shops, personal service establishments, business and professional 

offices, and restaurants. Staff supports the submitted two conditions with the additional text 

underlined below:   

1. All traffic generating uses on the site, including uses not associated with the special 

use permit, shall be limited to a combined total of 100 vehicle trips in either the 

AM or PM peak hour as calculated using the latest edition of the Institute of 

Transportation Engineer’s Trip Generation Manual unless the property owner first, 
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at their cost: (1) completes a Traffic Impact Analysis accepted by the City 

Department of Public Works and (2) implements all identified mitigation measures 

or improvements. The City Department of Public Works may, in its sole discretion, 

waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

2. No drive-throughs will be permitted.  

The additional text within condition #1 clarifies that all uses on the site will be included in the 

calculation of traffic generation, not just uses associated with the SUP. Staff appreciates the 

submission of condition #2 as it would prohibit any use from having a drive-through as current 

regulations only prohibit restaurants from having a drive-through.   

Public Water and Sanitary Sewer  

While staff does not anticipate issues regarding water or sanitary sewer service availability for the 

proposed development, the applicant has been advised that they will be responsible to complete a 

study of the water and sanitary sewer capacity as part of the engineered comprehensive site 

plan process. Any public system improvements required to meet the increased demands resulting 

from the project will be the responsibility of the developer.  

Housing   

The City’s Comprehensive Housing Assessment and Market Study (Housing Study) places the 

subject site within Market Type B, which has “neighborhoods [that] are characterized by high 

income earning households, large volumes of housing sales and lower population growth.” The 

Housing Study further notes that houses in these markets are quick to sell and that “[p]riorities and 

policies that are appropriate to Market Type B areas include the preservation of existing affordable 

housing while at the same time working to increase access to amenities.”  

Public Schools  

The City contracted with the University of Virginia’s Weldon Cooper Center for Public Service to 

complete a report titled "Population and School Enrollment Projects for the City of Harrisonburg" 

(April 2025). The report can be found at the following 

link: https://harrisonburgva.gov/sites/default/files/city-

manager/HarrisonburgSchoolEnrollment_2025-04-30_Final.pdf.  This report provides overall 

student enrollment projections through 2034 as well as estimated student generation by housing 

type for each elementary school attendance zone.  

Based on the Weldon Cooper Center report’s calculation, this development’s proposed 26 

residential units are estimated to generate nine K-12 students at full build-out. According to the 

School Board’s current attendance boundaries, Keister Elementary School, Thomas Harrison 

Middle School, and Harrisonburg High School would serve the students residing in this 

development.  

Conclusion  
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Staff believes that the amendments to the proffers do not change the intent of the of the 2017 

rezoning and does not increase the intensity of the use of the site. Staff recommends approval of 

the rezoning and the two SUPs with the following conditions for the SUP to allow retail stores, 

convenience shops, personal service establishments, business and professional offices, and 

restaurants:   

All traffic generating uses on the site, including uses not associated with the special use 

permit, shall be limited to a combined total of 100 vehicle trips in either the AM or PM peak hour 

as calculated using the latest edition of the Institute of Transportation Engineer’s Trip Generation 

Manual unless the property owner first, at their cost: (1) completes a Traffic Impact 

Analysis accepted by the City Department of Public Works and (2) implements all identified 

mitigation measures or improvements. The City Department of Public Works may, in its sole 

discretion, waive, in whole or in part, completion of a Traffic Impact Analysis or any identified 

mitigation measures or improvements.  

No drive-throughs will be permitted.  

Options   

1. Recommend approval of the rezoning and two special use permit requests with 

conditions submitted by the applicant with additional language recommended by staff.  

2. Recommend approval of the rezoning and two special use permit requests with 

conditions as submitted by the applicant.  

3. Recommend approval of the rezoning and two special use permit requests with other 

condition(s).  

4. Recommend approval of the rezoning request and denial of one or both of the special 

use permit requests.  

5. Recommend denial of the rezoning and special use permit requests.   

  

Attachments   

• Site maps  

• Application and supporting documents   
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NOTICE OF PUBLIC HEARING 
The Harrisonburg City Council will hold public hearings in the City Council Chambers, 409 South Main 

Street, Harrisonburg, VA on Tuesday, June 9, 2026, at 7:00 p.m., to consider the following: 

 

Special Use Permit – 1315 Carrera Lane (Short-Term Rental in R-1) 

A request from Kevin T. and Denise F. Goertzen for a special use permit per Section 10-3-34 (7) to allow 

a short-term rental in the R-1, Single-Family Residential District. The +/- 30,086-square foot property is 

addressed as 1315 Carrera Lane and is identified as tax map parcel 18-R-16. 

 

Rezoning – 850 Canterbury Court (R-1 to R-8C) 
A request from Robin L. Lake to rezone a +/- 12,692-square foot property from R-1, Single-Family 

Residential District to R-8C, Small Lot Residential District Conditional. The property is addressed as 850 

Canterbury Court and is identified as tax map parcel 23-V-14. 

 

Rezoning – 1351 and 1361 Peach Grove Avenue (R-5C (proffer amendment) & B-2 to R-5C) 

A request from Skylar & Talli LLC and James Madison University Real Estate Foundation Inc to rezone 

two adjacent parcels totaling +/- 15.35-acres from R-5C, High Density Residential District Conditional and 

B-2, General Business District to R-5C, High Density Residential District Conditional. The parcels are 

addressed as 1351 & 1361 Peach Grove Avenue, are identified as tax map parcels 92-F-10 & 6, and are 

currently zoned R-5C and B-2, respectively.  

 

Special Use Permit – 1351 and 1361 Peach Grove Avenue (To Allow Multiple-Family Dwellings of More 

Than 12 Units Per Building in R-5) 

A request from Skylar & Talli LLC and James Madison University Real Estate Foundation Inc for a special 

use permit per Section 10-3-55.4 (1) to allow multiple-family dwellings of more than twelve (12) units per 

building in the R-5, High Density Residential District. The two adjacent parcels totaling +/- 15.35-acres are 

addressed as 1351 & 1361 Peach Grove Avenue and are identified as tax map parcels 92-F-10 & 6, 

respectively. 

 

Rezoning – 1340 South Main Street (proffer amendment, R-5C) 

A request from Marilyn S. Pendlebury to rezone a +/- 1.23-acre property to amend proffers for a property 

zoned R-5C, High Density Residential Conditional. The property is addressed as 1340 South Main Street 

and is identified as tax map parcel 18-R-22. 

 

Special Use Permit - 1340 South Main Street (to allow multiple-family building with more than 12 units 

in R-5C) 

A request from Marilyn S. Pendlebury for a special use permit per Section 10-3-55.4 (1) to allow multiple-

family dwellings of more than twelve (12) units per building in the R-5C, High Density Residential District 

Conditional. The +/- 1.23-acre property is addressed as 1340 South Main Street and is identified as tax map 

parcel 18-R-22. 

 

Special Use Permit - 1340 South Main Street (to allow retail, offices, restaurants, etc. in R-5C) 

A request from Marilyn S. Pendlebury for a special use permit per Section 10-3-55.4 (4) to allow retail 

stores, convenience shops, personal service establishments, restaurants (excluding those with drive-through 

facilities), medical clinics, and business and professional offices under conditions set forth in subsections 

10-3-55.6 (f) and (g) in the R-5C, High Density Residential District Conditional. The +/- 1.23-acre property 

is addressed as 1340 South Main Street and is identified as tax map parcel 18-R-22. 

 

Applications and other information are available for review by contacting the Department of Community 

Development, 409 South Main Street, Monday through Friday, 8:00 a.m. to 5:00 p.m. Please call (540) 432-
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7700 to obtain a copy by email or by appointment. More information is available at 

www.harrisonburgva.gov/public-hearings. Interested parties will be able to attend the meeting and to watch 

the meeting on Public Education Government Channel 1072, and the City’s website at www.harrisonburg-

va.legistar.com/Calendar.aspx.  

               

Publication dates: 

Wednesday, May 27, 2026 

Wednesday, June 3, 2026 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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Rezoning and SUPs – 10-3-55.4 (1) and (4) 
1340 South Main Street 
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August 2017:
– Comprehensive Plan Land Use Guide Map Amendment.
– Rezoning from R-1 and R-3 to R-5C for 22 one-bedroom units as well as retail uses.
– SUP to allow multi-family dwellings with more than 12 units per building.
– SUP to allow non-residential uses (excluding restaurant drive-through facilities)

November 2018:
– PP and Sub. Ord. variances approved to not dedicate ROW along Edgelawn Drive and to 

not construct improvements along Edgelawn Drive and East Weaver Avenue during the 
subdivision.

August 2019:
– Final subdivision plat recorded with the dedication of 527 square feet of ROW 

along Edgelawn Drive.
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1. Residential and non-residential uses, with no 
more than 5,000 sq. ft. of non-residential space.

2. 26 units consisting of 1 and 2 bedrooms with no 
more than 6 units with 2 bedrooms.

3. No parking lot between the building and South 
Main St. and East Weaver Ave.

4. No vehicular access to Edgelawn Dr.

5. 6-foot opaque fence along Edgelawn Dr.

6. 6-foot opaque fence along tax maps 18-R-20, 
21, and 22A.

7. No structure, except a dumpster, shall be 
located within 150 ft. of Edgelawn Dr. ROW.

8. Minimum of 6 small ornamental deciduous or 
evergreen trees along Edgelawn Dr.

9. Reconstruct the curb ramp to accessibility 
guideline standards at corner of South Main St. 
and East Weaver Ave. 329



Proposed Proffer Amendments
Existing 2017-Approved Proffers Proposed Proffer Amendments

1. Buildings shall contain residential and nonresidential
uses. First floor shall contain non-residential uses.

1. Principle buildings shall contain residential and non-
residential uses. Commercial uses shall only
be permitted on the first floor and shall not exceed
5,000 square feet throughout all buildings. Residential
units may be located on the first floor.

2. 22 one-bedroom multi-family units. 2. 26 total units with only one- and two-bedrooms. No
more than 6 units may be two-bedroom units.

4. Only one vehicular access point to South Main
Street, which shall only be right-in/right-out. 4. This proffer was removed.
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SUP Requests
Section 10-3-55.4(1):
To allow multi-family dwellings with more than twelve (12) units
per building.

Section 10-3-55.4(4):
Retail stores, convenience shops, personal service establishments,
restaurants (excluding those with drive-through facilities), medical
clinics, and business and professional offices under conditions set
forth in subsections 10-3-55.6(f) and (g) and such other conditions
deemed necessary by city council.
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Suggested Conditions for SUP Section 10-3-55.4 (4)
1. All traffic generating uses on the site, including uses not associated

with the special use permit, shall be limited to a combined total of 100
vehicle trips in either the AM or PM peak hour as calculated using the
latest edition of the Institute of Transportation Engineer’s Trip
Generation Manual unless the property owner first, at their cost: (1)
completes a Traffic Impact Analysis accepted by the City Department of
Public Works and (2) implements all identified mitigation measures or
improvements. The City Department of Public Works may, in its sole
discretion, waive, in whole or in part, completion of a Traffic Impact
Analysis or any identified mitigation measures or improvements.

2. No drive-throughs will be permitted.
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Recommendation

Staff and Planning Commission (7-0) recommends approval of 
the rezoning and the two special use permit requests with the 
two conditions attached to the SUP per Section 10-3-55.4 (4) 
submitted by the applicant and amended by staff.  
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City of Harrisonburg

Legislation Text

City Hall
409 South Main Street

Harrisonburg, VA 22801

File #: ID 26-269, Version: 1

Subject:
Presentation of the proposed Legislative Strategy
Presented By:  Brian Vandenberg, assistant to the city manager
Presentation of the framework for the City’s proposed legislative strategy. While no Council action is
needed at this time, staff seek support and feedback on the direction presented.
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July 28, 2026 City Council Meeting 

 

Title 

Legislative Strategy Overview—Brian Vandenberg, City Manager’s Office 

 

Summary 

Brian Vandenberg, Assistant to the City Manager, will present the framework for the City’s 

proposed legislative strategy. While no Council action is needed at this time, staff seek support and 

feedback on the direction presented.  
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Legislative Strategy 
Overview
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Core Functions
Relationship management

Agenda development

Bill monitoring

Internal alignment
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Calendar
May-June
◦ Start internal issue intake

July-August
◦ Prioritize issues
◦ Draft agenda
◦ Schedule legislator meetings

September-October
◦ Council adoption
◦ Identify patrons
◦ Hold legislator meetings

November-December
◦ Align outreach with organizations

January-February
◦ Monitor legislation

◦ Advocate on priorities

◦ Attend hearings

March-April
◦ Debrief session outcomes

◦ Thank delegation
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Legislative Agenda Outline
Cover statement
◦ Policy principles

5 proactive asks 
◦ Selected by matrix
◦ One-page issue briefs

2-5 budget requests
◦ Ranked, minimal description

Protect/oppose section
◦ Paragraphs each

Monitor section for awareness but not action

339



City of Harrisonburg

Legislation Text

City Hall
409 South Main Street

Harrisonburg, VA 22801

File #: RES 26-005, Version: 1

Subject:
Consider adopting a Resolution and Policy regarding the use of Automatic License Plate Recognition
Systems in the City of Harrisonburg
Presented By:  Chris Brown, City Attorney
The Harrisonburg Police Department currently uses an ALPR system under a contract dated June
30, 2023 between the City and Flock. At its meeting on July 14, 2026, City Council directed staff to
prepare a policy prohibiting the use or procurement of ALPR systems using fixed, mounted cameras
in the City. City Council further directed staff to terminate the Contract with Flock, to cease using the
City’s current ALPR system, and to secure the removal of the ALPR system, including its cameras.
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July 28, 2026 City Council Meeting 

 

Title 

Proposed Resolution and Policy regarding the use of Automatic License Plate Recognition 

Systems in the City of Harrisonburg—Chris Brown, City Attorney 

 

Summary 

Consider adopting a resolution adopting a policy prohibiting the use of automatic license plate 

recognition systems (ALPR systems) with mounted, fixed cameras in the City of Harrisonburg and 

directing staff to terminate an existing contract with Flock Group, Inc. (Flock) for the use of the 

City’s existing ALPR system. 

 

Recommendation 

N/A 

 

Fiscal Impact 

N/A 

 

Context & Analysis 

The Harrisonburg Police Department currently uses an ALPR system under a contract dated June 

30, 2023 between the City and Flock.  At its meeting on July 14, 2026, City Council directed staff 

to prepare a policy prohibiting the use or procurement of ALPR systems using fixed, mounted 

cameras in the City.  City Council further directed staff to terminate the Contract with Flock, to 

cease using the City’s current ALPR system, and to secure the removal of the ALPR system, 

including its cameras.   

 

Staff prepared the attached resolution, which adopts the attached policy and directs staff to carry 

out City Council’s directives regarding the Contract.   

 

Options  

1. Adopt the proposed resolution and policy; 

2. Direct changes to the proposed resolution and policy; 

3. Decline to adopt the proposed resolution and policy. 
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Attachments  

1. Proposed resolution 

2. Proposed policy 
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Automatic License Plate Recognition System Policy 

City of Harrisonburg, Virginia 

 

The City of Harrisonburg values the privacy of its community members and visitors, the protection 
of their civil rights and civil liberties, and the trust between members of the Harrisonburg 
community and the Harrisonburg Police Department (HPD or the Department).  This Automatic 
License Plate Recognition Policy is adopted by the Harrisonburg City Council in order to help 
secure such privacy, protection, and trust.    

 

Purpose and Scope 

HPD is required to preserve the public peace, prevent the commission of crime, arrest offenders, 
protect the rights of persons and of property, and enforce the laws of the Commonwealth of 
Virginia and the City of Harrisonburg. The Department’s mission is to fulfill its duties and partner 
with the community to reduce crime, solve problems and improve the quality of life in the City. 

HPD has used a stationary camera automatic license plate recognition system (ALPR system) since 
2024 to assist  in carrying out its duties and mission.  An ALPR system is defined in Virgina Code 
Section 2.2-5517 as “a system of one or more high-speed cameras used in combination with 
computer algorithms to convert images of license plates, vehicles, or a combination of both into 
computer-readable data.”  HPD’s use of the ALPR system is highly regulated by Virginia Code 
Section 2.2-5517 and HPD Policy 604. HPD considers its ALPR system in the City to be an 
important investigative tool.   

Harrisonburg City Council has received information and input from members of the Harrisonburg 
community regarding the use of ALPR systems.  Such information and input highlighted, among 
other things, concerns regarding equity, privacy and data security associated with the use of ALPR 
systems.  While there is no evidence of the abuse or misuse of  HPD’s ALPR system or its data by 
its officers or other law enforcement officers in the Commonwealth, there have been documented 
cases around the Country of unauthorized access of other ALPR systems and misuse of data by  
law enforcement agencies. 

City Council believes that concerns regarding equity, privacy, and data security may adversely 
affect the trust between HPD and members of the Harrisonburg community, which trust is vital to 
HPD effectively and fairly carrying out its duties and mission. City Council has determined that 
the benefits of ALPR systems using stationary cameras are outweighed by concerns regarding 
equity, privacy, and data security and the potential diminished trust between members of the 
Harrisonburg community and HPD.     
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This Policy applies to all City departments and employees, including contractors and volunteers. 
Employees, consultants, volunteers, and vendors while working on behalf of the City are required 
to comply with this policy. This Policy shall not apply to the Harrisonburg-Rockingham 
Emergency Communications Center or its employees, as the HRECC per a joint services 
agreement with Rockingham County is overseen by the HRECC Administrative Board and is not 
directed by the City Council or the City Manager. The City acknowledges the HRECC as a regional 
provider of emergency communications services may be required by a law enforcement agency or 
agencies it serves, including the Rockingham County Sheriff’s Office, to have access privileges to 
an ALPR system through a law enforcement agency’s contract other than HPD and may be directed 
by the law enforcement agency to use an ALPR system in such agency’s jurisdiction.  

 POLICY STATEMENT 

After consideration by City Council of the benefits and the risks associated with the use of ALPR 
systems, it is the policy of the City that ALPR systems using stationary cameras  shall not be 
procured, operated, or maintained by the City without the express approval of City Council by a 
vote taken at a duly called public meeting and the appropriation by City Council of the necessary 
funds through the Annual Budget process.  City Council strongly encourages future City Councils 
that evaluate this technology to thoroughly consider the concerns set forth above related to equity, 
privacy and data security. 

This prohibition set forth in this Policy shall not include photo speed monitoring devices as defined 
in Virginia Code Section 46.2-882.1 or vehicle mounted ALPR systems. The use of vehicle 
mounted ALPR systems by HPD is governed by Virginia Code Section 2.2-5517 and HPD Policy 
604 and all requirements and restrictions set forth therein. 

 

Description of Technology 

At the time of and as part of HPD’s annual budget submission, the Chief of Police shall send the 
City Manager a copy of the list of surveillance technologies filed by the Department with the 
Virginia Department of Criminal Justice.  Additionally, the Chief of Police shall include a brief 
description of each surveillance technology and its use.  The City Manager shall provide City 
Council such list and description of surveillance technologies for review and consideration during 
the Annual Budget process.  

 

EFFECTIVE DATE 

The Effective Date of this Policy is July 28, 2026.  This Policy may be repealed or amended only 
by City Council by vote at a duly called meeting.   
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________________________   ______________________________ 

                 Date     Alexander Banks, VI, City Manager  
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RESOLUTION ADOPTING A POLICY REGARDING THE USE OF 
AUTOMATIC LICENSE PLATE RECOGNITION SYSTEMS BY THE 

CITY OF HARRISONBURG 
 

WHEREAS, the City of Harrisonburg (the City) and Flock Group, Inc. (Flock)  entered into 
a contract dated June 30, 2023 (the Contract) for  hardware in the form of Flock Falcon and 
Falcon Flex cameras and an investigative software license for an automatic license plate 
recognition system (ALPR system) for use by the Harrisonburg Police Department (HPD); 
and 

WHEREAS, an ALPR system is defined in Virgina Code Section 2.2-5517 as “a system of 
one or more high-speed cameras used in combination with computer algorithms to convert 
images of license plates, vehicles, or a combination of both into computer-readable data;” and  

WHEREAS, since January of 2024 Flock, in accordance with the Contract,  has installed 
thirty-one (31) Flock Falcon and provided two (2) Falcon Flex cameras, which remain the 
property of Flock, for use on public property along public streets to photograph the license 
plates of vehicles driving on public streets in the City limits; and 

WHEREAS, City Council has received briefings from staff, including the Chief of Police, on 
the use of ALPR systems by HPD, the use of which is governed by Virginia Code Section 
2.2-5517 and  by HPD Policy 604; and 

WHEREAS, the Harrisonburg City Council also has received information and input from 
members of the Harrisonburg community regarding, among other things, concerns about 
equity, privacy, data security, and the potential diminished community trust in law 
enforcement associated with the use of ALPR systems generally and by the City specifically; 
and 

WHEREAS, as a result of the input and information received from members of the 
Harrisonburg community,  City Council has determined that the benefits of ALPR systems 
using stationary cameras are outweighed by concerns regarding equity, privacy, and data 
security and the potential diminished trust between members of the Harrisonburg community 
and HPD; and     
 

WHEREAS, City Council, at its meeting on July 14, 2026, after consideration of the 
concerns set forth above, directed City staff to prepare a policy prohibiting the procurement of 
or use by HPD of  ALPR systems in the form of stationary cameras without the express 
approval of City Council by a vote taken at a duly called public meeting and the appropriation 
by City Council of the necessary funds through the Annual Budget process; and 
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WHEREAS, City Council further directs City staff to (1) not renew the Contract with Flock  
or any subsidiary, successor, or related entity, (2) terminate the Contract (including any 
amendments, purchase orders, or other agreements related thereto) as quickly as possible in 
accordance with the Contract terms and applicable law and incur any associated termination 
expense, (3)  cease HPD’s use of the ALPR system installed and operated under the Contract 
and any related agreements within seven days of the date of this Resolution, (4) promptly 
ensure that the cameras used in the ALPR system are no longer operational and (5) secure 
expeditiously the removal by Flock of the ALPR system cameras installed through the 
Contract; and 

WHEREAS, City staff prepared the policy as directed and presented it to City Council for its 
review and consideration; and 

WHEREAS, City staff has notified Flock of the cancellation of the Contract and is working 
with Flock on the removal of the ALPR system, including the camaras; and 

WHEREAS, City Council strongly encourages future City Councils that evaluate this 
technology to thoroughly consider the concerns set forth above related to equity, privacy and 
data security. 
 

NOW, THEREFORE, BE IT RESOLVED, that the Harrisonburg City Council adopts the 
Automatic License Plate Recognition System Policy dated July 28, 2026, which is attached to 
and incorporated in this Resolution and in furtherance thereof directs staff to continue 
fulfilling the directives of Council as set forth above. 

    
Adopted this 28th day of July, 2026   
 
 
 
        __________________________ 
         MAYOR 
 
ATTEST: 
 
________________________________ 
CITY CLERK  
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City of Harrisonburg

Legislation Text

City Hall
409 South Main Street

Harrisonburg, VA 22801

File #: ORD 26-017, Version: 1

Subject:
Consider adopting an amendment to Section 7-2-19(b)(7) of the City Code, Conservation of water
during emergencies or drought of the Harrisonburg City Code

Presented By:  Chris Brown, city attorney
DEQ issued a minor modification to the City’s water withdrawal permit removing the requirement that
the City declare a drought whenever Rockingham County declares a drought. This ordinance
amendment aligns City Code with the City’s VWP Individual Permit from DEQ.
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July 28, 2026 City Council Meeting 

 

Title 

Proposed Amendment to Section 7-2-19(b)(7) of the City Code—Wesley Russ, Deputy City 

Attorney 

 

Summary 

Consider adopting an amendment to Section 7-2-19(b)(7) of the City Code, Conservation of water 

during emergencies or drought. 

 

Recommendation 

Adopt the amendment as presented. 

 

Fiscal Impact 

N/A 

 

Context & Analysis 

DEQ issued a minor modification to the City’s water withdrawal permit removing the requirement 

that the City declare a drought whenever Rockingham County declares a drought. This ordinance 

amendment aligns City Code with the City’s VWP Individual Permit from DEQ. 

 

The affects only Section 7-2-19(b)(7). No other portion of Section 7-2-19 is affected. 

 

Options  

1. Adopt the ordinance amendment as presented 

 

Attachments  

1. Proposed ordinance amendment 

2. Minor Modification Package 

3. Letter Approving Minor Modification 
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ORDINANCE AMENDING AND RE-ENACTING  
SECTION 7-2-19(b)(7) – CONSERVATION OF WATER DURING EMERGENCIES OR 

DROUGHT, OF THE CODE OF ORDINANCES 
CITY OF HARRISONBURG, VIRGINIA 

 
Be it ordained by the Council of the City of Harrisonburg, Virginia: 

The following Section be amended as shown: 

Sec. 7-2-19(b)(7). Conservation of water during emergencies or drought. 

(7) Upon notification to the city council that a drought stage exists, the city council may 
pass a resolution declaring a drought stage. The city council may declare a drought 
stage in the absence of a declaration by the Commonwealth of Virginia; however, the 
city council must declare a drought emergency upon the declaration of a drought 
emergency by the Commonwealth of Virginia in the Shenandoah Drought Evaluation 
Region or by the Rockingham County, Virginia Board of SupervisorsCity in 
accordance with Rockingham CountyCity's Drought Management Ordinance.  

 
ADOPTED AND APPROVED this _______ day of _____________, 2026. 
 

_____________________________________                        
MAYOR 

 
 
ATTEST:__________________________                                                         
                       City Clerk 
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Commonwealth of Virginia 

VIRGINIA DEPARTMENT OF ENVIRONMENTAL QUALITY 
www.deq.virginia.gov

David L. Bulova                Michael S. Rolband, PE, PWD, PWS Emeritus 
Secretary of Natural and Historic Resources     Director  

July 8, 2026 

City of Harrisonburg 
c/o Mike Collins, Director of Public Utilities 
21255 Beery Road 
Harrisonburg, VA 22801 

BY E-MAIL:
Mike.Collins@harrisonburgva.gov
RECEIPT CONFIMRATION 
REQUESTED

Re: Approval of Minor Modification
Virginia Water Protection (VWP) Individual Permit No. 16-0730 
Harrisonburg Water System, Harrisonburg, Virginia 

Dear Mike Collins: 

The Virginia Department of Environmental Quality (Department) received a modification request 
for VWP Individual Permit No. 16-0730, issued on June 28, 2016. The modification request dated 
June 11, 2026, requested modification to update Part I- Special Condition D 12 and 13 to reflect 
the City of Harrisonburg’s Drought Management Plan.

The Department has determined that the request qualifies for a minor modification in accordance 
with VWP Permit Program Regulation 9VAC25-210-380 B 2. In accordance with your request and 
pursuant to the VWP Permit Program Regulation 9VAC25-210 and § 401 of the Clean Water Act 
Amendments of 1977, Public Law 95-217, the Department approves your request to modify VWP 
Permit No. 16-0730.  

Please note that this letter and the attachments are an official component of the permit. Please retain 
this letter in your files and replace the original Permit Cover Page and Part I Special Conditions 
with the modified Permit Cover Page and Part I Special Conditions provided herein. This permit 
addresses only the requirements of the VWP Program and does not evaluate, approve, or imply 
approval of any other permits or authorizations under the authority of the Virginia Department of 
Environmental Quality (DEQ). Issuance of this permit does not create, obligate, assure, or justify 
any financially backed expectation that additional permits from other DEQ programs will be issued.  
All future permit applications will be reviewed independently in accordance with the Code of 
Virginia, applicable regulations, and DEQ policies. 

351



Mike Collins 
VWP Individual Permit No. 16-0730
Page 2 of 2 

Should you have any questions, please contact Courtney Priddy at 
courtney.priddy@deq.virginia.gov or (804)971-6063.

Respectfully,

Eric Seavey  
Office of Water Withdrawal Permitting and Compliance Manager 
Virginia Department of Environmental Quality 
1111 East Main St., Suite 1600
Richmond, VA 23219 
(804) 754-6250

Enclosures: Modification Permit Package: Modified Permit Cover Page, Modified Part I Special Conditions, 
and Minor Modification Summary 

Cc (by e-mail): Andrea W. Wortzel, Troutman Pepper Locke; Andrea.Wortzel@troutman.com 
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July 8, 2026 

Minor Modification Summary Sheet
Virginia Water Protection Individual Permit No. 16-0730 
Harrisonburg Water System, Rockingham County 

The Department of Environmental Quality (Department) has reviewed the request for modification of 
the Virginia Water Protection (VWP) Individual Permit No. 16-0763 and has determined that the 
request qualifies for a minor modification in accordance with VWP Permit Program Regulation 
9VAC25-210-380 B 2. 

The following details the minor modification application review process. 

1. Processing Dates: 

Modification Request Received: June 11, 2026 
Request Issued: July 8, 2026 

2. Minor Modification Description: 

The Permittee requested a modification to VWP Permit No. 16-0730 June 11, 2026, to provide 
amendment to the City of Harrisonburg Drought Management Plans in accordance with Part I - Special 
Condition D 12, and to remove “Rockingham County” from the drought emergency condition in Part I- 
Special Condition D 13. The modification is in response to the Permittees update to the Drought 
Management Plan and pending revision of the City’s drought ordinance.

3. Revisions to Part I - Special Conditions: 

Staff revised the following conditions of the permit: 

Part I Special Condition D 12 & 13 was modified to remove Rockingham County within each 
condition as an initiator for drought emergency declarations. When a drought emergency is declared by 
the Commonwealth of Virginia in the Shenandoah Drought Evaluation Region or by the City of 
Harrisonburg in accordance with the City’s Drought Management Ordinance, the Permittee shall 
implement either the provisions directed by the Commonwealth, the Drought Management Plan, or the 
mandatory conservation measures as detailed in Attachment A of the permit, whichever is the most 
restrictive. 

4. Staff Findings: 

In compliance with § 401 of the Clean Water Act, as amended (33 USC § 1341) and the State Water 
Control Law and regulations adopted pursuant thereto, the department has determined that there is a 
reasonable assurance that this VWP permit, if complied with, will protect instream beneficial uses, will 
not violate applicable water quality standards, and will not cause or contribute to a significant 
impairment of state waters or fish and wildlife resources. In issuing this VWP permit, the department 
has not taken into consideration the structural stability of any proposed activities. 
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COMMONWEALTH of VIRGINIA 

DEPARTMENT OF ENVIRONMENTAL QUALITY 

VWP Individual Permit Number 16-0730 
Effective Date: June 28, 2016 

Minor Modification Date: July 8, 2026 
Expiration Date: June 28, 2031 

VIRGINIA WATER PROTECTION PERMIT ISSUED PURSUANT TO THE STATE WATER 
CONTROL LAW AND SECTION 401 OF THE CLEAN WATER ACT 

Based upon an examination of the information submitted by the owner, and in compliance with § 401 of the Clean 
Water Act as amended (33 USC 1341 et seq.) and the State Water Control Law and regulations adopted pursuant 
thereto, the State Water Control Board (board) has determined that there is a reasonable assurance that the activity 
authorized by this permit, if conducted in accordance with the conditions set forth herein, will protect instream 
beneficial uses and will not violate applicable water quality standards.  The board finds that the effect of the impact, 
together with other existing or proposed impacts to surface waters, will not cause or contribute to a significant 
impairment to state waters or fish and wildlife resources. 

Permittee:  City of Harrisonburg  

Address:  c/o Mr. A. Mike Collins,  
2155 Beery Road 
Harrisonburg, Virginia 22801 

Activity Location:  The project consists of three separate existing surface water intakes that comprise an 
integrated surface water supply project. These intakes are 1) the South Fork intake on the 
South Fork of the Shenandoah River, 2) the North River intake on the North River, and 3) 
the Dry River intake on the Dry River near Rawley Springs.  All three intakes are located 
in Rockingham County. 

Activity Description:  The City of Harrisonburg proposes to continue operation of an integrated surface water 
withdrawal system to withdraw surface water at the following intake locations: 

a. South Fork Intake on the South Fork of the Shenandoah River  
b. North River intake on the North River, a tributary to the South Fork of the Shenandoah River 
c. Dry River intake on the Dry River, a tributary to the North River 

This permit authorizes the operation of the surface water withdrawals from the three locations as an integrated 
system. 

The permitted activity shall be in accordance with this Permit Cover Page, Part I - Special Conditions, and Part II - 
General Conditions. 

_________________________________________________  ___July 8, 2026___________ 
Bryant Thomas  Date 
Water Resources Division Director 
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VWP Individual Permit No. 16-0730 
Part I 

July 8, 2026 
Page 1 of 7 

Part I – Special Conditions 

A. Authorized Activities 

1. This permit authorizes the operation of an integrated surface water supply project to withdraw 
surface water at the following intake locations as described in Part I.D: 

a. South Fork Intake on the South Fork of the Shenandoah River  
b. North River intake on the North River, a tributary to the South Fork of the Shenandoah 

River 
c. Dry River intake on the Dry River, a tributary to the North River  

2. Authorized activities shall be conducted as described in the Joint Permit Application dated July 2, 
2014 and received July 2, 2014, as well as supplemental materials, revisions and clarifications 
received through January 29, 2016. 

3. The permittee shall notify the DEQ prior to any impacts to surface waters, including wetlands; and 
of any modifications to any of the intake structures. Any additional impacts, modifications, or 
changes shall be subject to individual permit review and/or modification of this permit.   

B. Permit Term 

1. This permit is valid for fifteen (15) years from the date of issuance.  A new permit may be 
necessary for the continuance of the authorized activities, including water withdrawals, or any 
permit requirement that has not been completed.  If the authorized activities will continue beyond 
the expiration date of the permit, submittal of an application for reissuance shall be made within 
180 days of the date of permit expiration. 

C. Standard Project Conditions 

1. The activities authorized by this permit shall be executed in such a manner that any impacts to 
beneficial uses are minimized.  As defined in § 62.1-10(b) of the Code, "beneficial use" means 
both instream and offstream uses.  Instream beneficial uses include, but are not limited to, the 
protection of fish and wildlife habitat, maintenance of waste assimilation, recreation, navigation, 
and cultural and aesthetic values.  Offstream beneficial uses include, but are not limited to, 
domestic (including public water supply), agricultural, electric power generation, commercial, and 
industrial uses.  Public water supply uses for human consumption shall be considered the highest 
priority. 

2. No activity shall substantially disrupt the movement of aquatic life indigenous to the water body, 
including those species that normally migrate through the area, unless the primary purpose of the 
activity is to impound water. 

3. Flows downstream of the project area shall be maintained to protect all uses. 

4. Virginia Water Quality Standards shall not be violated in any surface waters as a result of the 
project activities.  
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VWP Individual Permit No. 16-0730 
Part I 

July 8, 2026 
Page 2 of 7 

5. All required notifications and submittals shall include project name and permit number and be 
submitted to the DEQ office stated below, to the attention of the Water Withdrawal Permit 
Manager, unless directed in writing by DEQ subsequent to the issuance of this permit: Department 
of Environmental Quality-Office of Water Supply, P.O. Box 1105, Richmond, Virginia 23219. 

6. All reports required by this permit and other information requested by DEQ shall be signed by the 
permittee or a person acting in the permittee’s behalf, with the authority to bind the permittee.  A 
person is a duly authorized representative only if both criteria below are met.  If a representative 
authorization is no longer valid because of a change in responsibility for the overall operation of 
the facility, a new authorization shall be immediately submitted to DEQ. 

a. The authorization is made in writing by the permittee. 

b. The authorization specifies either an individual or a position having responsibility for the 
overall operation of the regulated facility or activity, such as the position of plant manager, 
superintendent, or position of equivalent responsibility.  A duly authorized representative may 
thus be either a named individual or any individual occupying a named position. 

7. All submittals shall contain the following signed certification statement: 

a. "I certify under penalty of law that this document and all attachments were prepared under 
my direction or supervision in accordance with a system designed to assure that qualified 
personnel properly gather and evaluate the information submitted.  Based on my inquiry of 
the person or persons who manage the system, or those persons directly responsible for 
gathering the information, the information submitted is, to the best of my knowledge and 
belief, true, accurate, and complete.  I am aware that there are significant penalties for 
submitting false information, including the possibility of fine and imprisonment for 
knowing violations." 

8. Any fish kills or spills of fuels or oils shall be reported to DEQ immediately upon discovery at 
(804) 698-4000.  If DEQ cannot be reached, the spill shall be reported to the Virginia Department 
of Emergency Management (DEM) at 1-800-468-8892 or the National Response Center (NRC) at 
1-800-424-8802. 

9. DEQ shall be notified in writing within 24 hours or as soon as possible on the next business day 
when potential environmentally threatening conditions are encountered which require debris 
removal or involve potentially toxic substances.  Measures to remove the obstruction, material, or 
toxic substance or to change the location of any structure are prohibited until approved by DEQ. 

D. Surface Water Withdrawals 

1. Surface water withdrawn from the South Fork of the Shenandoah River, the Dry River and the 
North River and authorized under this permit shall be only used for public water supply. 
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2. The safe yield of the surface water withdrawal project as authorized under this permit is the annual 
average daily volume of 11.88 million gallons per day (mgd). 

3. The combined total withdrawal of water from the permittee’s intakes on the South Fork of the 
Shenandoah River, the North River and the Dry River shall not exceed the limits established in the 
table below.  The withdrawal limits described as Tier 2 are to be phased in based upon 
documentation of a higher total demand growth rate in comparison with that used to forecast the 
Tier 1 withdrawal volume and/or completion of service agreements and related capital 
improvements necessary to begin water service to new customers that would cause demand to 
exceed the Tier 1 limits. 

Tier 
Maximum Daily 

Withdrawal 
(mgd) 

Maximum Annual 
Withdrawal (mg) 

1 12.24 3158
2 15.33 4348

a. Tier 1 contains the withdrawal limits to meet the justified demands of the Harrisonburg 
service area for the 15-year permit period ending in 2031.   

b. Tier 2 contains the withdrawal limits to meet the justified demands of the service area 
identified in Tier 1, plus additional demands documented by the submittal of one or more 
signed agreements for new customers and/or documentation of increased service to 
previously unserved portions of the City’s service area.  

4. The permittee may submit to DEQ for review and approval a request for authorization of 
withdrawal limits established for Tier 2.  Any such request shall include a justification for the 
requested increase in allowable withdrawal volumes.  Justification shall consist of one or more of 
the following: 

a. Sales or usage records over a minimum period of five years that indicate an increasing 
trend in demand growth rate that would cause the Tier 1 withdrawal limits to be exceeded 
prior to the permit expiration date, 

b.  A signed agreement(s) for providing water service to new commercial, industrial or 
municipal customer(s) that would cause the Tier 1 withdrawal limits to be exceeded prior 
to the permit expiration date,  

c. A schedule for completion of capital improvements needed to supply water to new 
commercial, industrial or municipal customer(s) identified in Part I.D.4.b prior to the 
permit expiration date. 

Upon review and approval by DEQ of the request, the allowable maximum daily and maximum 
annual withdrawal volumes shall equal those listed for Tier 2 in Part I.D.3.  If the justification for 
an increase in withdrawal limits indicates that the demand will exceed the Tier 1 limits, but not 
reach the Tier 2 limits listed in Part I.D. 3 within the 15-year permit term, DEQ may revise the 
Tier 2 limits to equal the revised demand projected for the end of the permit term.  Unless and 
until a request is made and approved for Tier 2 limits, the total allowable withdrawal volumes 
equal the Tier 1 values in Part. I.D.3. 

357



VWP Individual Permit No. 16-0730 
Part I 

July 8, 2026 
Page 4 of 7 

South Fork Intake: 
5. The permittee shall estimate stream flows at the South Fork Intake in units of cubic feet per 

second (cfs) on a daily basis by monitoring the stream flow gage described below and by applying 
the equation “Flows at the intake = QSF * 1.01,” where: 

a. QSF is the previous day’s provisional mean daily flow at the DEQ gage no. 01628500 
(South Fork Shenandoah River near Lynnwood, VA); 

b. 1.01 is the adjustment factor for drainage area. 

6. At no time shall Net Withdrawals from the South Fork Intake exceed 10% of the stream flow at 
the South Fork Intake as estimated using the equation described by Part I.D.5, where: 

a. Net Withdrawal = the total volume withdrawn from the South Fork intake minus Return 
Flow, where 

b. Return Flow = (FlowSFI * 0.1) * 0.66, where 
c. FlowSFI = flow at the South Fork Intake estimated as described by Part I.D.5, and 0.66 

represents the approximate portion of the total withdrawal returned to the South Fork of 
the Shenandoah River upstream via treated wastewater discharge 

d. Example calculation for the lowest recorded flow (84 cfs) at DEQ gage no. 01628500:  
i. Flow SFI = 84 * 1.01 = 84.8 cfs 

ii. Return Flow = (84.8 * 0.1) *.0.66 = 5.6 cfs 
iii. Maximum Net Withdrawal = 84.8 * 0.1 = 8.5 cfs 
iv. Maximum Total Withdrawal = 8.5 + 5.6 = 14.1 cfs (9.1 mgd). 

North River Intake: 
7. The permittee shall estimate flows at the North River Intake in cfs on a daily basis by monitoring 

the stream flow gage described below and by applying the equation “Flows at the intake = QNR * 
0.75,” where: 

a. QNR is the previous day’s provisional mean daily flow at the DEQ gage no. 01622000 
(North River near Burketown, VA); 

b. 0.75 is the adjustment factor for drainage area. 

8. At no time shall withdrawals from the North River Intake exceed 12% of the stream flow at the      
North River Intake as estimated using the equation described by Part I.D.7.  

a. Example calculation for the lowest recorded daily mean flow at DEQ gage no. 01622000: 
i. Flow at the North River intake = 22 cfs * 0.75 = 16.5 cfs 

ii. Maximum allowable withdrawal from the North River Intake = 16.5 cfs 
* 0.12 = 2 cfs (1.3 mgd) 

Dry River Intake: 
9. The permittee shall estimate flows in the Dry River in cfs on a daily basis and adjust withdrawals 

from the Dry River intake so that a minimum of 0.774 cfs (0.5 mgd) is released to the Dry River 
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below the low-head dam at the Dry River intake.  No withdrawals will be allowed from this intake 
if the estimated flow at the intake is 0.774 cfs or less 

10. The permittee shall submit a plan to DEQ review and approval for monitoring stream flow at the 
Dry River intake within 120 days of permit issuance. The monitoring plan shall contain, at a 
minimum: 

a. A detailed description of the methodology used to monitor flow at the location of the 
intake to ensure that withdrawals will be in compliance with Part I.D.9. 

b. A detailed design and description of any existing or planned structure(s) to be used or 
installed for stream flow monitoring at the intake location. 

Intake Screens and Drought Management: 
11. Within two years of permit issuance, the permittee shall submit for DEQ review and approval a 

plan to install new screens at the South Fork intake, the North River intake and the Dry River 
intake in order to protect aquatic species from impingement and entrainment.  The plan shall 
include, at a minimum: 

a. A schedule for installing new screens at each intake that are designed so that screen 
openings are not larger than 1 millimeter in width and height and the screen face intake 
velocities are not greater than 0.25 feet per second.  The permittee may propose alternative 
screen mesh and intake velocity designs for each intake.  For each alternative design 
proposed, the plan shall include an entrainment/impingement monitoring strategy.  Each 
entrainment/impingement monitoring strategy shall be designed with the input of the 
Virginia Department of Game and Inland Fisheries (VDGIF) and shall include a schedule 
for implementation of entrainment/impingement monitoring.  The results of the 
impingement/entrainment monitoring shall be submitted to DEQ and VDGIF for review 
and approval.  If the monitoring results indicate that the proposed alternative design is not 
protective of aquatic species, maximum screen openings of 1 millimeter in width and 
height and a maximum screen face intake velocity of 0.25 feet per second will be required. 

b. Detailed design plans for each intake that will allow withdrawals at the maximum 
allowable rates while remaining in compliance with Part I.D.11.a. 

12. The permittee shall submit a drought management plan to DEQ for review and approval within 
120 days of permit issuance.  Any future revisions to the approved plan shall be submitted to DEQ 
for review and approval prior to implementing the change.  The plan shall include, at a minimum, 
the following: 

a. Development of drought stages, including when and how each stage will be implemented.  
The emergency drought stage shall be initiated when a drought emergency is declared by 
the Commonwealth of Virginia in the Shenandoah Drought Evaluation Region or by the 
City of Harrisonburg in compliance with either municipality’s Drought Management 
Ordinance.  

b. A description of the conservation measures to be implemented during each drought stage. 
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13. When a drought emergency is declared by the Commonwealth of Virginia in the Shenandoah 
Drought Evaluation Region or by the City of Harrisonburg in accordance with the City’s Drought 
Management Ordinance, the permittee shall implement either the provisions directed by the 
Commonwealth, the Drought Management Plan or the mandatory conservation measures as 
detailed in Attachment A of this permit, whichever is the most restrictive.  The permittee shall be 
responsible for determining when drought emergencies are declared.  The permittee shall retain 
records documenting that mandatory conservation measures were implemented during declared 
drought emergencies. 

E. Monitoring, Recordation and Reporting Conditions 

1. The permittee shall monitor withdrawals from the South Fork of the Shenandoah River, the North 
River and the Dry River on a daily basis using flow totalizer technology to confirm that the 
withdrawals at each intake are in compliance with this permit.  Such meters shall produce volume 
determinations within plus or minus 10% of actual flows. A defective meter or other device must 
be repaired or replaced within 60 days. A defective meter is not grounds for not reporting the 
withdrawals. During any period when a meter is defective, generally accepted engineering practice 
shall be used to estimate withdrawals and the period during which the meter was defective must be 
clearly identified in the report. 

2. On each day that pumping occurs, the permittee must monitor and record the following, for each 
intake: 

a. Date and time.  

b. Total amount of water withdrawn each day.  

c. The maximum rate of withdrawal that occurred each date (in gpm). 

d. The provisional stream flow in cfs as measured at the following stream gages: DEQ gage no. 
01628500 (South Fork Shenandoah River near Lynnwood, VA) and DEQ gage no. 01622000 
(North River near Burketown, VA) 

e. The provisional stream flow at the South Fork intake and at the North River intake in cfs as 
estimated in accordance with Part I.D.5 and Part I.D.7, respectively 

f. The stream flow at the Dry River intake in cfs as estimated in accordance with Part I.D.9 

3. The permittee shall submit a water withdrawal monitoring report to DEQ semi-annually.  The 
semi-annual monitoring period shall be as follows: January through June and July through 
December.  The daily records shall be tabulated by month.  The report shall be submitted to DEQ 
by January 31st and July 31st of every year within the permit term.    Submittal of the report may 
take the form of electronic reporting or another form determined to be acceptable by DEQ.  In the 
event the electronic reporting system is not available, the permittee may submit the report by 
electronic mail.  The report shall include the following information: 
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a. The permittee’s name and address. 

b. The permit number. 

c. The source(s) from which water is withdrawn. 

d. The location (latitude and longitude) of the water withdrawal. 

e. Information listed in Part I.E.2. 

f. The cumulative volume (million gallons) of water withdrawn each month and for the 
calendar year. 

g. The average daily volume (mgd) of water withdrawn as calculated the last day of the 
monitoring period.  

h. In the last report for the calendar year, the largest single day withdrawal volume (mgd) that 
occurred in the year and the month in which it occurred.  

i. The method of measuring each withdrawal. 

j. If during a semi-annual reporting period a drought emergency is declared, the report shall 
include a summary of mandatory conservation measures implemented during the drought 
event. 

4. Water withdrawal monitoring and reporting activities shall comply with this section, Part I.C, and 
Part II.  All records and information that result from the monitoring and reporting activities 
required by this permit, including any records of maintenance activities to the withdrawal system, 
shall be retained for the life of the permit.  This period of retention shall be extended automatically 
during the course of any unresolved litigation regarding the regulated activity or as requested by 
the State Water Control Board. 
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July 21, 2026 City Council Meeting 

 
Title 
Consider a supplemental appropriation for the Harrisonburg City School Board (HCPS) — Larry 
Propst, Department of Finance 
 
Summary 
This supplemental appropriation request will appropriate additional state and federal funds for the 
HCPS through the recently passed state budget. This request will require no additional local 
dollars from the city. 
 
Recommendation 
Option 1. Approve the supplemental appropriation. 
 
Fiscal Impact 
This supplemental appropriation will increase the School Fund and School Nutrition Fund budgets 
by $1,724,238 and $3,253, respectively. 
 
Context & Analysis 
The HCPS will receive additional funding for FY 2026-2027 due to the recently passed state 
budget in June. The HCPS School Board approved the budget adjustment at their July 7, 2026 
meeting. These funds may only be expended for these purposes.  
 
Options  

1. Approve the supplemental appropriation 
 

Attachments  
1. Supplemental Appropriation 
2. School Finance Director Memorandum 
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Four members of the board have terms due to expire July 14, 2022. HRRSA requesting council
approval to renew all members to a term to expire July 14, 2026. On the July 14, 2026 City Council
meeting Council reappointed Mr. Light and Mr. Chewning. Council still needs to reappoint the
following:

Mr. Mike Collins and Mr. Ande Banks with Amy Snider as Mr. Banks alternate
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