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April 30, 2024 

 

Thanh Dang, Assistant Director 

City of Harrisonburg  

Department of Community Development 

409 South Main Street 

Harrisonburg, VA 22801 

 

Subject: Variance Request - Preliminary Plat 

 

Dear Ms. Dang, 

 

This letter accompanies the submitted preliminary plat & application for parcel 8-E-2A located at 

585 Pear Street. Our client is seeking preliminary plat approval for the project at hand. The subject 

parcel was previously rezoned to R8-C and approved for special use by permit. By agent of our client, 

we request variance from the following: 

 

Subdivision Ordinance Section 10-2-42(C) – Blocks and lots. 

 

Defined as: “Frontage. All lots shall front on a public street and no lot shall embrace any portion of a 

street or alley.” 

 

Subdivision Ordinance Section 10-2-43 – Easements. 

 

Defined as: “A ten-foot-wide utility easement shall be provided along front lot lines or any lot line 

adjacent to a public right-of-way. In addition, easements at least ten (10) feet wide, centered on 

the side or rear lot lines, shall be provided for utilities and drainage. Easements may also be 

required in, along or adjacent to natural watercourses as drains for sanitary sewers and water 

diversion purposes.” 

 

We believe that variance for the above should be granted based on the following:  

 

10-2-42(C): The requirement of lots to front public streets would comprise the previously approved 

density due to the necessary requirements associated with public street design. Furthermore, the 

proposed private street section is consistent with that of the adjacent Rockingham County 

development(s) providing for a comparable, interconnected layout. 

 

10-2-43: A public general utility easement is proposed primarily along outer lying lots lines & road 

frontage rather than the required 10’ interior perimeter around individual lots per 10-2-43 as it 

would encumber easements associated with water and sewer service laterals.  

 

Regards, 

Valley Engineering, PC 

 

 

 

 

 

Kaleb R. Orndorff 

Engineer II 



 

1 
 

November 29, 2023  
 
Carl Snyder, Jr., PE 
Valley Engineering. 
4901 Crowe Dr 
Mount Crawford, VA 22841 
 
RE: Cobbler Valley Traffic Impact Analysis – Rezoning of TM# 8-E-2A 
 
Mr. Snyder, 
 
The land use and number of units described in the rezoning application, when combined with the 
number of units proffered for the portion of the development located in Rockingham County are 
consistent with the number of trips analyzed in the Traffic Impact Analysis (TIA) accepted by 
the Department of Public Works in February of 2018 and updated in August of 2022. Therefore, 
Public Works does not require a TIA Determination Form to be completed for the current 
rezoning application. 
 
 
Regards,  
 
 
Timothy Mason 
Public Works - Transportation Systems Specialist 
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4901 CROWE DRIVE
MOUNT CRAWFORD, VIRGINIA 22841

(540) 434-6365
www.valleyesp.com

R-8 LOT REQUIREMENTS (SEC. 10-3-59.5.)
UNIT TYPE:
MINIMUM LOT AREA: 1,800 SF PER UNIT

TOWNHOUSES

MINIMUM LOT WIDTH: 18'
MINIMUM LOT DEPTH: 60'
FRONT YARD DEPTH: 10'

SIDE YARD DEPTH: 10' (15' WHEN MORE
THAN 4 UNITS GROUPED

REAR YARD DEPTH: 20'
MAXIMUM HEIGHT /
STORIES ALLOWED: 40' / 3

DESIGNER:
VALLEY ENGINEERING, PC

CONTACT: CARL SNYDER JR., P.E.
4901 CROWE DRIVE

MOUNT CRAWFORD, VIRGINIA 22841

PROPERTY OWNER:
COBBLERS VALLEY DEVELOPMENT, INC.

CONTACT: DENNIS WENGER
2389 GRACE CHAPEL ROAD

ROCKINGHAM, VA 22801

REVISIONS:

COBBLER'S VALLEY
TOWNHOMES

585 PEAR STREET
HARRISONBURG, VIRGINIA

SHEET NO.:

EXP./CLIENT No.:  9014-4

SCALE:

PP-CV1

60'30'0'

1"=30'

PRELIMINARY
PLAT

PROJECT No.:  10843-5

DATE:  04/02/2024
VARIANCE REQUEST:

SUBDIVISION ORDINANCE

 10-2-42(C) STREETS NOT FRONTING ON
A PUBLIC STREET.

10-2-43
DEVIATE FROM PUBLIC GENERAL

UTILITY REQUIREMENTS

VICINITY MAP
1"=200'

SITE

RAISED CROSSWALK

04/30/2024-PER CITY COMMENTS

AREA TABULATION:

TH LOTS = 1.35 ACRES (LOTS 1-21)
COMMON AREA = 0.83 ACRES (LOT 22)

05/02/2024-PER CITY COMMENTS
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4901 CROWE DRIVE
MOUNT CRAWFORD, VIRGINIA 22841

(540) 434-6365
www.valleyesp.com

REVISIONS:

COBBLER'S VALLEY
TOWNHOMES

585 PEAR STREET
HARRISONBURG, VIRGINIA

SHEET NO.:

EXP./CLIENT No.:  9014-4

SCALE:
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PROJECT No.:  10843-5

DATE:  04/02/2024

04/30/2024-PER CITY COMMENTS
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