














 
 

 
 

    Page 1    

1123 S. High Street 
Harrisonburg, VA 22801 
540-246-3712 
contact@colmanengineering.com 

 
December 4, 2023 

Thanh Dang 
City of Harrisonburg, Assistant Director of Community Development 
409 South Main Street 
Harrisonburg, VA 22801 
 
Dear Mrs. Dang, 

The purpose of this letter is to seek rezoning and special use permit for the properties TM#’s 072-B-4, 072-B-6, 
and 072-B-7, located east of Country Club Road and north of Keezletown Road. 
 
This request seeks to Rezone the above listed properties from R-3C, R-7, and R-1 to R-8 (small lot residential 
district), and R-5 (High Density Residential District). A Special Use Permit is also requested to allow for townhomes 
on the proposed R-8 zoned properties; and It is also requested that the Special Use Permits be allowed a 2-year 
period as a condition to commence and diligently pursue any City-authorized construction. 
 
 The total property area to be rezoned is 11.63± acres, with 1.02 acres remaining as R-3C. Developing these 
properties will include adding city streets, private streets, including street sidewalks, a shared-use path, as well as 
internal walkways connecting to the proposed shared-use path and sidewalks. 
 
The proposed rezoning is planned as a mix of residential units development, including single-family homes, 
townhomes, and apartment buildings. They will include for-sale and for rent-properties. This development will 
benefit the City of Harrisonburg by helping to alleviate the increasing need of housing in the city and surrounding 
area. The proposed development will be located near commercial areas of the city providing the development 
access to services and shopping. The portion of the development located on TM# 72-B-2, is designated as mixed 
use in the City’s Comprehensive Plan and it will combine residential and non-residential uses. The current 
counseling offices occupying the property will be preserved, along with the surrounding parking areas and 
landscape adjacent to the existing buildings. 
 
As required by the Subdivision ordinance, a Preliminary Plat will be needed for the creation of the proposed lots, 
which will require approval by Planning Commission and City Council. So, a Preliminary Plat request will follow the 
rezoning request. The preliminary plat request will include variances to the Subdivision Ordinance, including lots 
fronting private streets and variances to Appendix F, Local Street Standards, for proposed public street 
requirements. 
 
We believe the proposed rezoning aligns with the City’s Comprehensive Plan land use as described above, and with 
the plan’s goals of increasing the opportunity for home ownership, as well as increasing the rental housing stock 
which will help alleviate the City’s great need for rental housing. 

We ask your recommendation for approval of this request with the attached associated proffers. 

Thank you and staff for your consideration

 
Gil Colman, PE 
Colman Engineering 
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TUSCAN VILLAGE CONCEPTUAL LAYOUT
REQUESTED REZONING TO R-5 & R-8 AS SHOWN

1123 South High Street | Harrisonburg, VA 22801 | Ph: 540-246-3712

PROPERTY INFORMATION
Location:
1820 COUNTRY CLUB RD,
Harrisonburg, VA 22802
Tax Map: 72-B-4
Zone: R3-C
Lot Area: 3.04 Ac

650 KEEZLETOWN RD,
HARRISONBURG, VA 22802
Tax Map: 72-B-6
Zone: R-7
Lot Area: 5.48 Acres

730 KEEZLETOWN RD
HARRISONBURG, VA 22802
Tax Map: 72-B-7
Zone: R-1
Lot Area: 4.13 Acres

Total acreage: 12.65
Total units in concept plan: 113
57 Townhomes dwelling units
54 Apartment dwelling units
2 Single Family Home units

Total Density:
Average: 8.93 DU/Acre

Proposed Zoning:
Zone: R3-C
Area: 1.02 Acres
Density: N/A

Zone: R-5
Area: 4.73 Acres
Density: 11.42 DU/Acre

Zone: R-8
Area: 6.89 Acres
Density: 8.56 DU/Acre
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TUSCAN VILLAGE CONCEPTUAL ROAD CROSS SECTIONS

1123 South High Street | Harrisonburg, VA 22801 | Ph: 540-246-3712
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Revised Date: December 2019 

City of Harrisonburg, VA 
Department of Public Works 

Contact Information 
Consultant Name: 
Telephone: 
E-mail:
Owner Name: 
Telephone: 
E-mail:
Project Information 
Project Name: 

Project Address: 
TM #: 

Existing Land Use(s): 

Proposed Land Use(s): 
(if applicable) 

Submission Type: Comprehensive 
Site Plan 

Special Use 
Permit Rezoning Preliminary 

Plat 

Project Description: 
(Include site plan or 
preliminary sketch and 
additional details on 
land use, acreage, 
access to site, etc) 
Peak Hour Trip Generation (from row 15 on the second page) 
AM Peak Hour Trips: 

PM Peak Hour Trips: 

(reserved for City staff) 
TIA required? Yes ______ No ______ 
Comments: 

Accepted by: ________________________________ Date: _____10/3/2023____ 

 Determination of Need for a 
Traffic Impact Analysis (TIA) 
www.harrisonburgva.gov/traffic-impact-analysis

For inclusion in an application for Planning Commission review (for Special Use Permit, Rezoning or Preliminary Plat), this form 
must be submitted to the Public Works Department at least 5 business days prior to the Planning Commission application deadline.

http://www.harrisonburgva.gov/traffic-impact-analysis


Revised Date: December 2019 

Peak Hour Trip Generation by Land Use 

Row ITE Land Use 
ITE Land 
Use Code 

Unit Quantity
AM Peak Hour of 

Adjacent Street Traffic 
PM Peak Hour of 

Adjacent Street Traffic

1 Proposed #1 

2 Proposed #2 

3 Proposed #3 

4 Proposed #4 

5 Proposed #5 

6 Proposed #6 

7 Total New Trips 
8 Existing #1 

9 Existing #2 

10 Existing #3 

11 Existing #4 

12 Existing #5 

13 Existing #6 

14 Total Existing Trips 

15 Final Total  (Total New – Total Existing) 

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.
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