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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 



2 

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.  



2017 Proffers
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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.
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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
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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 




