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Planning Commission

6:00 PM Council ChambersWednesday, September 13, 2023

1.      Call To Order

The Harrisonburg Planning Commission held its regular meeting on Wednesday, September 13, 

2023, at 6:00 p.m. in the City Council Chambers, 409 South Main Street. 

2.      Roll Call/Determination of Quorum

Members present: Chair Brent Finnegan; Heja Alsindi; Dr. Donna Armstrong; Richard Baugh; 

Valerie Washington; and Vice Mayor Laura Dent. Vice Chair Adriel Byrd arrived late. 

Also present: Adam Fletcher, Director of Community Development; Thanh Dang, Deputy 

Director of Community Development; Wesley Russ, Deputy City Attorney; Meg Rupkey, 

Planner; and Anastasia Auguste, Administrative Specialist/Secretary. 

Chair Finnegan called the meeting to order and said that there was a quorum with six members 

present.

Brent Finnegan, Adriel Byrd, Donna Armstrong , Valerie Washington , Richard 

Baugh, Vice-Mayor Laura Dent, and Heja Alsindi

Present 7 - 

3.      Approval of Minutes

3.a. Minutes from the August 9, 2023 Planning Commission Meeting

Chair Finnegan asked if there were any corrections, comments or a motion regarding the August 

9, 2023 Planning Commission minutes.

Commissioner Baugh moved to approve the August 9 Planning Commission meeting minutes.

Commissioner Armstrong seconded the motion.

The motion to approve the August 9, 2023 Planning Commission minutes passed (6-0).

A motion was made by Baugh, seconded by Armstrong, that this Minutes be approved. The 

motion carried by a voice vote.
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4.      New Business - Public Hearings

4.a. Consider a request from Highest Roofing LLC for a special use permit to allow 

building material sales and storage yards, contractors equipment sales and storage 

yards and other similar uses at 4030 South Main Street

Chair Finnegan read the request and asked staff to review.

Ms. Rupkey said the applicant is requesting a special use permit (SUP) per Section 10-3-91 (6) 

to allow building material sales and storage yards, contractors, equipment sales and storage yards 

and other similar uses at a property addressed as 4030 South Main Street. The applicant owns a 

roofing contracting company and would like to build their office on a portion of this site. The 

building will primarily be used for offices and indoor storage of the work vehicles. The applicant is 

planning to have outdoor storage of materials that will be screened.  

The applicant is not planning to develop the norther portion of the lot at this time and will be 

leaving it as an open gravel area. The applicant is aware that even though this area was once 

graveled, the site is being redeveloped and parking lot landscaping requirements, such as, but not 

limited to, landscaping borders and street trees, are required. Therefore, if and when this vacant 

area is developed in the future for parking, then parking lot landscaping regulations must be 

complied with at that time, even if an engineered comprehensive site plan is not required.

Land Use 

The Comprehensive Plan designates this area as Industrial and states:

These areas are composed of land and structures used for light and general 

manufacturing, wholesaling, warehousing, high-technology, research and development, 

and related activities. They include the major existing and future employment areas of 

the City.

The proposed SUP is consistent with the Comprehensive Plan’s Land Use Guide and with 

surrounding uses as they are primarily industrial in nature.

Transportation and Traffic

A traffic impact analysis (TIA) was not required for the SUP request. 

Public Water and Sanitary Sewer

Staff has no concerns regarding water and sanitary sewer service availability for the proposed 

development.  

Recommendation

Staff recommends approval of the request with the following suggested conditions:

1. Uncovered or unenclosed storage and display of building materials and contractors’ 

equipment shall be located behind the proposed office building and shall be screened 

from view with a fence, decorative wall or other physical or structural enclosures that 
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is opaque to obstruct the view of storage materials, with the finished face facing 

outside, and shall be at least six (6) feet in height. Reference Exhibit A. 

2. If in the opinion of the Planning Commission or City Council, the use becomes a 

nuisance, the special use permit can be recalled for further review, which could lead to 

the need for additional conditions, restrictions, or the revocation of the permit.

The site is located along a busy, north-south corridor and at a primary gateway into the City as 

indicated on the Gateways and Corridor Enhancement Areas map within the Comprehensive 

Plan.  The quality and character of these routes strongly influence the City’s attractiveness and 

economic vitality and therefore, careful consideration should be given to land use, development 

and streetscape. Condition #1 is intended to keep storage of materials out of view of the general 

public. Exhibit A illustrates the area in which storage and display of building materials and 

contractors’ equipment would be permitted given the proposed building’s footprint on the 

property. Note, however, that at this time, the applicant only has plans to store materials within a 

fenced area in the southeast portion of the property. 

Chair Finnegan asked if there were any questions for staff. Hearing none, he opened the public 

hearing. 

Fernando Sagastume, applicant’s representative for Highest Roofing LLC, came forward 

regarding the request. He said I am open for questions, if any, that you may have. 

Chair Finnegan said I did have a question about the storage of the material. Maybe this is a 

question more for staff, you had said there is a vegetative border or buffer, that would just be 

grass? 

Ms. Rupkey said the vegetative buffer around the portion, that is not counted towards the 

screening that is a part of the requirements. You have to have either a fence, at least three feet tall, 

or the 10 foot buffer around the property. 

Chair Finnegan said a 10 foot buffer could be mowed grass? It could be anything? 

Ms. Rupkey said yes. 

Chair Finnegan said I guess my question for the applicant is, are you planning on screening, in any 

way, the storage yard. 

Mr. Sagastume said yes, the storage yard will be fenced in. We are thinking about vinyl just 

because it looks more attractive to the public. The gates are going to be closed when not in 

business hours and so it is going to be screened in so nothing can be seen through into it. On the 

inside, it is fairly going to be maintained and clean. It is going to be fenced. There is going to be a 
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garage inside of the fenced area and so, that is where we are going to be storing the company 

vehicles. Outside of that we are going to have carports or sheds so we can store material inside, 

so it is also not visible. 

Ms. Dang said may I make a point of clarification or maybe I misunderstood what your question 

was. I am pretty sure the applicant explained their intention to fence the area in and that would 

be…I guess I just want to point out that one of the conditions that Ms. Rupkey had described, the 

first one, is staff’s recommended condition that storage area be screened. So, if you are 

concerned about screening, if you recommend the conditions and they get approved that way that 

would be it.

Chair Finnegan said I think I was just confused about the 10 foot vegetative buffer. That buffer 

can be mowed grass? 

Ms. Dang said yes. The 10 foot vegetative buffer area is the parking lot landscaping requirement 

and yes it can be mowed grass around the rear and sides  of the property. The Zoning Ordinance 

requires parking lots have a minimum 10 foot buffer or, as Ms. Rupkey explained, a three foot tall 

fence could be in lieu of that side and rear yard buffer. 

Mr. Fletcher said the vegetation is up to the property owner. It does not have to be grass. It can 

be trees, shrubs, bushes, flowers, it could be any of those things.

Vice Chair Byrd said like I asked on the visit, there is currently some vegetation around the 

borders of the property anyway, if that was within the 10 foot buffer, that would be able to stay?

Mr. Fletcher said no. Did you say mistake?

Vice Chair Byrd clarified no, would that be able to stay. 

Mr. Fletcher said yes. 

Chair Finnegan asked if there were any questions for the applicant’s representative. Hearing none, 

he asked if there was anyone in the room or on the phone wishing to speak to the request. 

Hearing none, he closed the public hearing and opened the matter for discussion.

Chair Finnegan said I will just say, I think this is consistent with the Land Use Guide. This is 

mostly industrial down in this area. I would generally be in favor of this. 

Vice Chair Byrd said Chair, I move to recommend approval of the special use permit with the 

suggested conditions. 

Vice Mayor Dent seconded the motion. 
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Commissioner Armstrong Aye

Commissioner Baugh Aye

Vice Chair Byrd Aye

Vice Mayor Dent Aye

Commissioner Alsindi             Aye

Commissioner Washington Aye

Chair Finnegan             Aye

The motion to recommend approval of the special use permit passed (7-0). The recommendation 

will move forward to City Council on October 10, 2023.

A motion was made by Byrd, seconded by Vice-Mayor Dent, that this PH-Special Use Permit 

be approved.  The motion carried with a recorded roll call vote taken as follows:

Yes: Finnegan, Byrd, Armstrong, Washington, Baugh, Vice-Mayor Dent and Alsindi7 - 

No: 0   

4.b. Consider a request from DCI Partners LLC to rezone 810 Port Republic Road.

Chair Finnegan read the requests and asked staff to review.

Ms. Dang said In May 2008, City Council approved a rezoning of the subject property from R-4, 

Planned Unit Residential District to B-2C, General Business District Conditional. The existing, 

regulating proffers include (written verbatim):

1. The property is limited to an additional 10,000 square feet of Gross Leasable Area.

2. No new additional entrances will be constructed onto Port Republic Road with this 

building addition.

3. Sign restrictions:

a. The total square footage of all free standing signs will be 150 sf. 

b. The sign height is limited to 25 feet.

c. The current lot and any future lots created will not be allowed to have an interstate 

overlay sign.

4. The following B-2 permitted uses are hereby removed:

10-3-90.6; 10-3-90.7; 10-3-90.8

The referenced additional 10,000 square feet of gross leasable area that could be added to the 

property was the amount that could have been added to the site based upon the total square 

footage of gross leasable area that existed in May 2008. The uses that are prohibited based upon 

proffer #4 includes the sale and repair of vehicles, recreation equipment, or trailers and also 

general service or repair shops. 

Most recently, public hearings regarding the subject requests were advertised for the Planning 

Commission’s August 2023 regular meeting; however, the public hearings were not held because 

the applicant requested to postpone their requests.
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The applicant has submitted two applications. The first is a rezoning request to amend proffers 

associated with the B-2C property. Since new proffers are being offered, if approved, the site 

would remain zoned B-2C, but with new regulating proffers. The second application is a special 

use permit (SUP) request per Section 10-3-91 (17) to allow multiple-family dwellings in the B-2 

district. The property is located at the intersection of Port Republic Road and Devon Lane. If the 

rezoning and SUP are approved, the applicant intends to redevelop the portion of the site shown 

on the Development Plan as “Future Lot 1” by constructing a multi-story building containing a 

convenience store, a restaurant, and 119 multi-family units marketed to the student population. All 

of these uses would be positioned within the same complex and above one or more stories of a 

structured parking garage. Surface parking is also planned. There are currently no proposals for 

Future Lot 2, but if the rezoning is approved, this area could be developed with allowed B-2 

district uses and in conformance with the approved proffers. 

Proffers

If the subject rezoning is approved, it would supersede and replace the existing 2008-approved 

proffers.

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

1. DESIGN STANDARDS. The Development Plan for The Vista at Forest Hills 

contemplates retail, restaurant and commercial uses in each case as permitted by the 

underlying B-2 zoning, plus residential use as permitted by special use permit. 

Applicant proffers that the Development Plan will be used as the basis for engineered 

comprehensive site plan approval of the proposed development/redevelopment of 

“Future Lot 1” on the Development Plan, to include without limitation: 

· The general location of the mixed-use building and other structures as 

illustrated,

· The number of stories within such building and structures, which Applicant 

proffers shall be comprised of four (4) stories of residential dwellings atop 

either three (3) stories of parking garage or up to three (3) stories of 

combined commercial/retail space and parking garage,

· Applicant proffers to provide a minimum of 1.35 parking spaces per dwelling 

unit, 

· One (1) large deciduous or evergreen tree shall be planted and maintained no 

less than every fifty (50) linear feet on center along the building façade facing 

the adjoining property along Village Lane, with trees sizes meeting the 

requirements as defined in Section 10-3-24 of the Zoning Ordinance at the 

time of planting, and

· The general location of sidewalks and crosswalks within the Property.

2. MAXIMUM DENSITY.  All traffic generating uses developed on site shall be limited 
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to a total of vehicle trips in the AM peak hour and vehicle trips in the PM peak hour 

as set forth in the traffic impact analysis accepted by the City by letter dated July 21, 

2023 (the “Accepted TIA”), calculated using the latest edition of the Institute of 

Traffic Engineer’s Trip Generation Manual, unless the Applicant first, at its cost: (a) 

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

Works and (b) implements all identified mitigation measures or improvements shown 

as warranted by such Traffic Impact Analysis, whether on or off site, which are 

attributable to the then-existing and then-proposed traffic-generating uses on the 

Property on a cumulative basis (excluding any uses to be discontinued due to 

redevelopment as a part of such proposed plan). The City Department of Public 

Works may, in its discretion, waive completion of a Traffic Impact Analysis or any 

identified mitigation measures or improvements.

3. TRANSPORTATION IMPROVEMENTS.  

a. Bradley Drive.  As part of the initial phase of redevelopment of the Property for 

commercial and/or residential purposes, Applicant will concurrently design and construct, at 

its expense, the roadway shown on the Development Plan as “Bradley Drive” (“Bradley 

Drive”) as a private access road with the “Potential Future ROW Corridor” shown on the 

Development Plan intended for future public dedication under certain conditions, all as set 

forth in the Street Improvement Agreement between the City and Applicant entered into as 

part of this rezoning application (the “SIA”).   

The entrance location of Bradley Drive onto Port Republic Road shall not be 

materially modified from what is shown on the Development Plan and the Accepted 

TIA, but the road design and alignment may deviate from what is shown on the 

Development Plan as necessary to address engineering considerations and site 

constraints, subject to approval as part of the City’s site plan review process.

b. Port Republic Road Improvements. Applicant shall participate in the cost of street 

improvements shown on the Development Plan within and along Port Republic Road in 

accordance with the SIA.

c. Sully Drive Median. The project site plan will include a median within Sully Drive at its 

intersection with Devon Lane substantially as shown on the Development Plan, to be 

constructed by Applicant concurrently with development/redevelopment on Future Lot 1.  

d. Future Entrance from Port Republic Road. So long as the commercial entrances to the 

Property from Bradley Drive, Port Republic Road and Sully Drive (via Devon Lane) remain 

open substantially in accordance with the Development Plan and the Accepted TIA, 

Applicant shall only request a right-out connection to Port Republic Road to serve the 

northwestern portion of the Property shown as “Future Lot 2” on the Development Plan.
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e. Pedestrian Interconnectivity and Bike Transportation. 

i. Along Port Republic Road. The SIA contemplates the City’s design and 

construction at Applicant’s expense of a concrete sidewalk five feet in width and a 

separated asphalt bike lane of seven feet in width with adjoining buffer strips along the 

Property frontage with Port Republic Road substantially as shown on the 

Development Plan (the “Trail Dedication”), together with appropriate temporary 

construction easements, and Applicant proffers to dedicate such transportation 

facilities to public use and contribute to the costs thereof as provided in the SIA and 

shown on the Development Plan.  

ii.Along Port Republic Road (Future). Applicant proffers to dedicate additional 

public right-of-way or public access easement for public use up to seven (7) feet wide 

adjoining the Trail Dedication, together with appropriate temporary construction 

easements, within thirty (30) days of written confirmation from the City that it intends 

to request authorization to bid construction of a second separated bike lane along the 

Property’s Port Republic Road frontage and which extends beyond the boundaries of 

the Property as part of a larger bicycle and pedestrian corridor. 

iii. Along Bradley Drive. Applicant shall dedicate to public use a perpetual 

non-exclusive easement for pedestrian travel across the concrete sidewalk five feet in 

width along Bradley Drive to the boundary of the adjoining property substantially as 

shown on the Development Plan.

iv. Connecting Path Dedication. Applicant shall dedicate to public use, within 

thirty (30) days of written demand by the City, a 20-foot wide perpetual 

non-exclusive easement for shared use path being shown as “20’ Shared Use Path 

Easement” on the Development Plan.

v.Forest Hills Manor Connection.  Applicant will grant a private access 

easement for the benefit of the adjoining parcel known as Forest Hill Manor (being 

City of Harrisonburg tax parcel 92-A-2) and construct as part of 

development/redevelopment of Future Lot 1 a pedestrian connection (including 

crosswalks) from such Forest Hills Manor property to the Bradley Drive sidewalk 

which leads out to Port Republic Road, all as generally shown on the Development 

Plan.

f. Dedication of Devon Lane Parcel.  Applicant proffers that it will quitclaim to the City, 

without consideration upon demand, all right, title and interest of Applicant to the parcel on 

the southern side of Devon Lane (opposite side of Devon Lane from Future Lot 1) which is 

shown on the City’s GIS map as being a portion of City tax parcel 92-A-1.

Proffer 1 states that the Development Plan will be used for the basis of comprehensive site plan 
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approval of the proposed development/redevelopment of “Future Lot 1,” establishes the 

maximum number of stories for the proposed building, establishes the minimum number of 

off-street parking spaces for dwelling units, and requires landscaping in the rear of the property 

that adjoins the townhomes on Village Lane. Note that the minimum number of off-street parking 

spaces required for non-residential uses on the site will be calculated based on the ZO 

requirements. 

Proffer 2 restricts uses to be limited to the total number of vehicle trips in the AM and PM peak 

hour in the Traffic Impact Analysis (TIA). The TIA studied possible uses to include off-campus 

student apartments, a mixture of general retail, convenience store, and restaurants, as well as, a 

hotel. While the applicant contemplates the possibility of constructing a hotel on “Future Lot 2,” 

there are no immediate plans at this time. Any use allowed in the B-2 district may locate on this 

property (on either Future Lot 1 or 2) if the calculated total number of vehicle trips does not 

exceed the total in the TIA, or if a new TIA is completed and mitigation measures or 

improvements are constructed by the property owner. However, the proffer allows the 

Department of Public Works discretion to waive the completion of a TIA or any identified 

mitigation measures or implements. 

Proffer 3 is addressed in the Transportation and Traffic section.

Development Plan

With regard to the details of the proposal, as specified by Section 10-3-93 (d) of the Zoning 

Ordinance (ZO), the applicant has submitted a development plan to be in accord with the 

requirements of the SUP. Section 10-3-93 (d) states that “[f]or multiple-family dwellings and 

mixed use buildings, the development plan submitted with the special use permit shall govern 

development on the site and shall be used as a basis for subdivision and engineered 

comprehensive site plan approval.” If the SUP is approved, then details of the development plan 

would be used to ensure that what is proposed and evaluated during the SUP review is what is 

developed. If significant deviations are desired by the property owner in the future, the property 

owner must apply to amend the development plan by going through the SUP process again.

Features of the development plan submitted with the SUP that would be used as the basis for an 

engineered comprehensive site plan approval include, but are not limited to:

1. The general location of buildings and structures as illustrated. 

2. The general number of stories within proposed buildings and structures as illustrated. 

3. The general location of parking areas as illustrated. 

4. The general location of pedestrian connections as illustrated. 

With regard to setback regulations and the position of the building on the property, the Zoning 

Ordinance requires that when a property zoned B-2 has boundaries that abut residential districts, 

then the side and rear yard setback increases from 10 feet to 30 feet and when structures on the 

B-2 property are taller than 35 feet (which in this case the building would be), an additional foot 

of setback is required for each foot above 35 feet. Forest Hills Townhomes and Forest Hills 

Manor, located to the rear and side respectively, are zoned residentially. Depending on the final 
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height of the building, adjacent land transfers (or property boundary adjustments) may be needed 

for the proposed building to comply with setback regulations. The applicant has illustrated this on 

the Development Plan as a possibility with a note that states “Adjacent land may be obtained from 

one or both adjacent parcels, up to the amount shown, if needed, to achieve property building 

setback based upon final building height and foot print. If needed, land transfer shall occur after 

rezoning/SUP approval but prior to site plan approval.”

Within the applicant’s submittals, the applicant has provided a Building Height Profile to illustrate 

the height of the proposed building relative to the building addressed as 865 Port Republic Road 

(known as “865 East”) located on the opposite corner at the intersection of Port Republic Road 

and Devon Lane. 

A letter submitted by the applicant describes, and the Traffic Impact Analysis (TIA) evaluated, 

440 bedrooms. The applicant discussed with staff that they anticipate constructing a total of 119 

dwelling units and that the majority of the dwelling units (around 100) will be 4-bedroom units, 

and the remainder will be 1-, 2-, and 3-bedroom units. However, these details are not proffered 

nor specifically detailed in the SUP application.

Land Use 

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

“The Mixed Use designation 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 
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dwellings.”

With regard to the Comprehensive Plan, Traditional Neighborhood Development (TND) 

principles are encouraged to be included in all developments throughout the City. Adding 

multi-family dwelling units at this location would incorporate some of those characteristics such as: 

having a neighborhood that allows residents to work, shop, and carry out many of life’s other 

activities; and allowing residents to walk, ride a bicycle, or take transit for many trips between 

home, work, shopping, and school. Additionally, this development is proposed for student 

housing and the location is within close proximity to James Madison University (JMU).

If the property is subdivided as planned with 119 dwelling units on Future Lot 1, the density of the 

proposed project is just over 32 units per acre, which is above the planned density, but less than 

the maximum density allowed by SUP in the B-2 district. 

Transportation and Traffic

While proffers 3.c., 3.d., 3.e.iii., 3.e.iv., 3.e.v., and 3.f. should be self-explanatory, the 

paragraphs below help clarify a few of the more complex proffers. 

Proffer 3.a. describes how Bradley Drive will be extended through the property. The plan is to 

initially establish a private street, with the potential for it to become a dedicated public street in the 

future if the area known as Village Lane Townhomes redevelops and thus makes a public street 

connection possible.  

The proposed project necessitated a Traffic Impact Analysis (TIA), which was completed and 

accepted by the City on July 21, 2023. The TIA recommended mitigations that the applicant is 

addressing through the additional proffers and by entering into a Street Improvement Agreement 

(SIA) with the City. A copy of the SIA is attached. The SIA is intended to ensure the necessary 

street improvements caused by the proposed project can be incorporated, designed, and 

constructed in conjunction with the capital street improvement project planned by the City.

The City’s capital improvement project known as Port Republic Road: Hunters Road to Devon 

Lane is fully funded and under design. The project, anticipated to begin construction in 2025, will 

improve Port Republic Road within the block of this property’s street frontage. As described on 

the City’s project webpage, “[t]he project will add a traffic signal, including crosswalks with 

pedestrian signals, at the Port Republic Road and Bradley Drive intersection. A left-turn lane for 

westbound traffic on Port Republic Road will be added at this intersection, and a median will be 

constructed between Bradley Drive and Devon Lane. A physical change will be made at the 

intersection of Port Republic Road and Hunters Road to make it a right-in, right-out intersection.” 

More information about this project can be reviewed at:  

<https://www.harrisonburgva.gov/port-rep-road-bradley-dr>. 

Proffer 3.b. and e.i, reference the SIA and the Development Plan, and the applicant’s 

commitment to dedicate land for public right-of-way and to participate financially in the 
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construction of improvements along the frontage of Port Republic Road. The Development Plan 

conceptually illustrates improvements that include: construction of turn lanes, installation of a new 

traffic signal at the intersection of Port Republic Road and Bradley Drive, and the construction of 

frontage improvements that include a separated bike lane (in one direction towards Interstate 81) 

and a separated sidewalk. City staff believes that a separate bike lane and separated sidewalk will 

lessen the growth rate of vehicle traffic along Port Republic Road by allowing users of Port 

Republic Road to travel by alternative modes of transportation more safely and comfortably. 

In Proffer 3.e.ii., the applicant proffers to dedicate additional right-of-way or a public access 

easement up to 7-feet wide if and when the City constructs a second separated bike lane along 

the property frontage as part of a larger bicycle and pedestrian corridor improvement project. 

There is presently no funding or schedule for this future project. 

Public Water and Sanitary Sewer

City staff has advised the applicant that available downstream sanitary sewer capacity may be 

inadequate for the proposed use and must be evaluated during a Preliminary Engineering Report 

prior to the engineered comprehensive site plan submittal. 

Housing Study

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

subject property within Market Type D, which has “neighborhoods [that] are characterized by the 

lowest growth of any market type and low housing volume turnover.” Additionally, “[i]ncomes in 

different pockets vary greatly. Median household incomes across block groups in these 

neighborhoods have the broadest range: $20,000 to $91,000. This could point to a divergence of 

two conditions found within these neighborhoods: one of stable, high-income, low turnover 

neighborhoods and one of lower turnover in lower income neighborhoods. The Housing Study 

also notes that “[s]trategies that would be appropriate in the latter case include concurrent 

development of the housing and economic opportunities through mixed-use development to build 

commerce and housing centers across the City.” 

Public Schools

The student generation attributed to the proposed 119 new residential units is estimated to be 16 

students. Based on the School Board’s current adopted attendance boundaries, Stone Spring 

Elementary School, Skyline Middle School, and Harrisonburg High School would serve the 

students residing in this development. Harrisonburg City Public Schools (HCPS) staff noted that 

schools are over capacity in many of the schools and while the subject rezoning is intended for 

off-campus student housing, most likely housing vacated by students would create the availability 

of 119 apartments in the community which may be occupied by families. 

Recommendation

Considering the proximity of this proposed student housing project to JMU and the Mixed Use 

designation of this area in the Comprehensive Plan’s Land Use Guide that supports higher density 

and mixed uses, staff believes that this development can have a positive result for the community. 
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Staff recommends approval of the rezoning and approval of the SUP with the following condition.

· The number of dwelling units shall be limited to 119 with no more than 440 bedrooms.

Ms. Dang concluded that Director of Public Works Tom Harman is available during this meeting 

on GoTo Meeting to address any traffic or TIA related questions. 

Chair Finnegan asked if there were any questions for staff. 

Vice Chair Byrd said just for clarification, when we say westbound, we are talking about going 

downhill and eastbound is going up. 

Ms. Dang said yes.

Chair Finnegan said I did have a question about proffer one, the parking, it says 1.35 parking 

spaces per dwelling unit, is that over or under the minimum? 

Ms. Dang said it depends on how you look at it. Traditional student housing, meaning if it was 

zoned R-3 and you think about Sunchase or something like that, a four bedroom apartment unit 

would require 3.5 parking spaces. However, this is a special use permit in the B-2 district, our 

Zoning Ordinance says that a multifamily unit in B-2 is only required to have one parking space 

per dwelling unit. So, this is proffering more parking than what our Zoning Ordinance would 

require for multi-family in the B-2 district. 

Commissioner Armstrong said what would be multifamily B-2 traditional?

Mr. Fletcher said maybe see it like this, historically in Harrisonburg student housing has been 

developed in residential districts. Residential districts, the way our ordinance is set up, is that 

parking is based on the bedroom count. What Ms. Dang was stating was, when you have four 

bedrooms, the requirement is 3.5 parking spaces per that unit. You are essentially getting four 

ultimately, once you do all of the calculations. In B-2, which is relatively new, the minimum 

requirement is one space. There is flexibility built in that allows them to go up or down and they 

have decided to go up with their own stipulation. 

Chair Finnegan said thank you, that does give clarity that they are proffering over the amount that 

would be required. 

Commissioner Alsindi said I am not sure if my question falls under TIA, but proffer number three, 

the second paragraph, second sentence where it says “…but the road design and alignment may 

deviate from what is shown …” and I would just like to know more about that. 

Ms. Dang said this project, and I would invite the applicant to answer if I omit anything from this 

answer, this project and the road has not been fully designed yet and so when they get into further 

Page 13City of Harrisonburg Printed on 11/3/2023



September 13, 2023Planning Commission Meeting Minutes - Final

engineering and design, they may find that there is topographical or something else that might 

cause it to need to shift a little bit. Generally speaking, conceptually the road alignment for Bradley 

Drive will be as shown. So, there might be some minor deviations that could occur. It is just a way 

to say that. Then it goes on to say, “subject to approval as part of the City site plan review 

process” the City would ultimately need to approve that. 

Chair Finnegan said we can ask the applicant for more details about that. 

Commissioner Alsindi said with regard to Bradley Drive, there is going to be a traffic light in the 

middle of Port Republic Road, which intersects the new street. Now, my question is there is a 

traffic light right before that and I am just interested to know because the road is kind of incline in 

that case, how would that difference be calculated or considered? How would that effect peak 

times while you have that incline? The distance is, I am not sure what the usual distance is between 

one traffic light and the other, too short from what I have experienced over there, and I am just 

curious to understand if that would have any impact on the traffic. 

Chair Finnegan asked if there was a way to pull up a slide showing the alignment of Bradley 

Drive.

Tom Hartman, Director of Public Works, was available virtually via GoTo Meeting to answer 

traffic related questions. He said in 2018 we at Public Works in conjunction with the MPO 

[Harrisonburg-Rockingham Metropolitan Planning Organization] and VDOT [Virginia 

Department of Transportation] did a small area study along Port Republic Road and that small 

area study went from Main Street to Devon Lane and it looked at functionality of the corridor, 

both in the current day and projected, I believe we went to 2035 with our design.  In coordination 

with our planning effort and it recommended numerous projects along the corridor and this 

signalization at Bradley was one of those recommendations to help improve the corridor. Bradley 

is close to Devon, but the way we have our traffic signal systems built along Port Republic Road 

will be able to work in tandem and coordination essentially so that it will allow the peak flows to 

move through as best they can when they are busy with peak hours. The main benefit behind the 

signalization at Bradley, is it allows us to restrict left ins and left outs at Hunters Road which is the 

next intersection down the hill or west. When we install the signal at Bradley, we will add a 

median through the Hunters Road intersection so that you can only make a right in and right out of 

Hunters. We needed the signal on Bradley to allow for a safe left in and left out of a Hunters 

Ridge Community. 

Chair Finnegan said have a follow up question, Mr. Hartman, which is the Forest Hills/

University Boulevard connection project, I do not know what that is being called, I know that 

work is being done to reconfigure that. I know that there is bike and pedestrian infrastructure on 

that, can you speak to any estimated timeline on that? How does that line up with improvements 

that we are talking about for the bike lane on Port Republic?

Mr. Hartman said our University Boulevard project, we are in the right of way phase now and the 

Page 14City of Harrisonburg Printed on 11/3/2023



September 13, 2023Planning Commission Meeting Minutes - Final

utility relocation phase. We plan to go out to construction in 2025 and have it completed by the 

end of 2025. That project realigns University through some of the neighborhoods and it also 

brings a shared use path down to the intersection of Forest Hills Road and Port Republic Road. 

We have to jump over two gas stations in then we hit this improvement as we go towards Devon. 

We are starting to build that infrastructure we are separating by facilities along Port Republic 

Road leading not onto JMU’s campus, but it is the Reservoir Street corridor where we are 

building sidewalks and adding bike lanes. We are trying to add this connectivity for more 

transportation options around this corridor.

Vice Chair Byrd said I have a question for staff in general. So, B-2 only has a minimum 

requirement for parking in our ordinance? 

Ms. Dang said that is correct. Our entire ordinance was all just minimums. 

Mr. Fletcher said they are all minimums. In fact, I am glad you brought that up just because for 

clarity, there is no requirement for student housing. Student housing is classified as multifamily, I 

wanted to make sure that was clear. If you set the B-2 requirement aside for a moment when you 

look in our Zoning Ordinance, when you build multi-family units the calculation is based upon 

bedroom count. One bedroom unit is a one and half parking space requirement. Two and three is 

two and half. More than three it is three and a half. I just wanted to make sure that you 

understood that. Then, of course, the half, once you do the math and you end up with a half, you 

have to round up. Three and a half is the requirement and it has nothing to do with student 

housing. Going back to B-2, yes, anything that is residential it is one parking space per unit. 

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

public hearing. 

Ed Blackwell, from AES Engineering, came forward as the applicant’s representative, to speak to 

this request. He said we have Lisa Hawkins, the attorney, so if there are questions about wording 

of the proffers and legal stuff, she is here and the manager for this project is also here if there are 

questions about uses. In general, we have been working with staff in both Community 

Development and Mr. Hartman’s office for a while. We have gone back and forth and that is one 

reason we tabled it last month. We were trying to get the last little sticking points worked out 

which, I think we have done. They have been great to work with, City staff in general. We think 

we have come to a good solid plan here. We are going to kind of help things about setbacks. Part 

of that, the City needed 21 feet of our property for this bike lane. So, to make that work we were 

having height issues and setback issues, so we have some neighbors that are willing to help us in 

the rear. We can give up to 21 feet in places, in some places it is less, to help with the City’s bike 

lane. I should not say that we are piggybacking it, Thanh hit it well, two people doing a project 

and overlapping and tearing stuff out, so we are going to work with the City. The City is designing 

it and building it and we are paying for our portion of our side, including paying for the bike lane 

on our side and some of that frontage stuff, it is all in that agreement. The details Lisa can speak to 

better. So, we are working with the City, given the right of way. There is even some right of way 
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on the other side of Devon Lane that we own that we are going to give to the City incase Mr. 

Hartman is looking at some future intersection improvements to Devon Lane. It is some sort of 

excess property on the other side of the road, even though it is a part of our lot. We think what 

we are planning here is a good fit for the neighborhood. I gave you the drawing. [Referring to the 

drawing] Those two big circles, one circle is a one-mile radius from the ISAT building and the 

other circle is a one-mile radius from Wilson Hall on main campus. You can see we are one of the 

few places, other than Old Town and Newman Avenue and some of the housing up the street 

here, there is not a lot of student housing that are in within one mile of both campuses like this. We 

feel that this area of the school would stay student. Look at Village Lane that has been student for 

decades and what we are looking to build will fit right in that student corridor. I know traffic 

comes up, but what we are assisting with the City will help improve the traffic in that corridor. 

What we were already zoned and allowed to have on our property versus with what we are 

proposing is actually a neutral traffic generation. Not what is existing there, what we could build. 

We have worked all of that out with this TIA and we went through months and months of that. 

Working with Mr. Hartman’s office and making sure that was right and VDOT even looked at it 

because it is close to the interstate. So, I think we have come up with a good solution where this is 

going to be a unique site. The thought came up of how tall it is, we are about 54 or 55 feet above 

grade on our front. An example is across the street, [referring to 865 East Apartments] 865 is 82 

feet, we are about 30 feet lower than 865, our roofline to theirs. You see the renderings we have, 

we put a lot of effort and time and money into this, the site is so tight, it is a lot of building with the 

parking deck. We kind of designed it to a point that is the reason we were struggling with the 

setbacks. We are kind of, I should not say boxed in, but we have designed it and we have a fit 

that we like and we have made it work, working with staff. The neighbors behind us will 

graciously give us a few feet. We need several feet from one neighbor and about six or seven from 

another and they both said that they would be willing to transfer that, if we need it. If the architect 

in their final design brings our building down a few feet, we will not need that extra land. One of 

the neighbors to do that, we will put a row of trees in the back to help on the backside where we 

have three stories of parking deck. Think of the parking decks that JMU has, they have a lot of 

mass, but you also have those windows. We are going to plant oak trees along those so as they 

mature out that will help soften that look. That is what the neighbor behind us wanted, he said 

“just plant some trees and we are good to go,” the letter is in the packet. In that courtyard, I think 

we have something unique. We are going to have a swimming pool. The building is like a sort of 

horseshoe. Not quite a horseshoe but it has two and a quarter sides of the three. It is called a 

platform building. You have three levels of parking deck and then you have a commercial area in 

the front and residential in the back going around and then residential on top of the commercial 

going up. We have this courtyard and on that we are putting a swimming pool. I put some 

examples that the architect has come up with, my client loves it, and we are designing towards that 

now. You will have the swimming pool, a picnic area for the tenants to go with a grill. We started 

to proffer a basketball court and Thanh said, “if you say basketball court, it has to be a basketball 

court” So, we wanted it fluid, we are going to have some recreation there. Pickle ball, basketball, 

volleyball, on that podium also we will probably do some outdoor grass type of a seating area for 

the residents to go out and sit. I sent in some examples that the architect has given us of some 
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buildings in Baltimore and DC area. Looking at this over, I envision this to be a pretty modern 

style building for the City of Harrisonburg which we have not seen around here. If you have any 

particular questions, we work with staff on water, sewer, and stormwater management, all of that 

will be done on the site plan. The traffic we have really worked down on the front end.  

Commissioner Armstrong asked are you renting this per bedroom?

Mr. Blackwell said yes ma’am. Regarding the parking, we proffered the 1.35, but we are really 

closer to 3.4 or 3.5 per unit. 

Commissioner Armstrong said you are not actually building 1.3 spaces per unit?

Mr. Blackwell said well, that is the minimum. We had this underground parking and what we are 

trying to do is have parking close to one per bedroom. Typically, this is what we found college 

housing kind of needs. There is not always the case we need quite that much but in general, if the 

kids do not have a parking stall, then they do necessarily like renting because it is rented by the 

bedrooms. You get the bedroom, and you get your parking. We have a mix of one, two, three, 

and four bedrooms, but most of them are four. 

Chair Finnegan said just a follow up question to Commissioner Armstrong’s question about the 

parking, I mean you have this drawing showing the concentric circles of the one-mile radius. There 

are a lot of proffers in here about bike lanes, sidewalks…

Mr. Blackwell said well what we find is that kids come when they move off campus, we hope 

they park their car in this nice parking deck. It is protected, it has card access so the general 

public cannot go in there. When they want to go to school, we are actually planning in the parking 

deck bike storage areas that are in the levels in the parking deck for the kids to have their bikes, 

so that they do not have to take them up to their bedrooms. We are going to have locked storage 

for their bikes. [What we hope is] that they would ride their bikes or walk to campus and leave 

their cars in this covered parking deck. 

Chair Finnegan said have you considered that there are students that do not have cars and do not 

want cars and would be willing to pay less for rent if they did not have to pay rent for a parking 

space? 

Mr. Blackwell said yes, the old model for student housing was 1.05 spaces per bedroom. You 

had one per bed and then .05 for the guest parking. Well, in some of these student housing they 

are pretty full, but they are not always packed out. We have a commercial area where we need a 

certain amount, I think it is like 60 or 90. Then our underground parking is about 430 or 440, it 

has not been final designed. The architect says it could be somewhere between 400 and 440 for 

the underground parking and we have about 30 or 40 outside. We are pushing almost 500 total. 

We do not want to have any more than we need to because parking deck parking is expensive, 

but we want to have as much as we need for our tenants, so there is a balance. 
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Chair Finnegan said I understand that. I think there may be disagreement about what the word 

need means. We do not need to agree on that. That is my main question, we are talking 500 

parking spaces here the structured spaces, I believe at JMU, we are somewhere around the 

neighborhood of $23,000 per space for structured parking and it has probably only gone up since 

then. So, that gets folded into the cost of rent. I will just leave it at this, I hope that I live to see the 

day where we see applications for less parking, that there would be options for people who want 

to live car free and car light and pay less for rent. 

Commissioner Washington asked how much per bedroom would you be charging?

Mr. Blackwell said I cannot speak to that. It has to go into the total construction costs and then it 

has to be rated down to how much per bedroom per month. It has to be competitive or the kids 

will not come, we have to be in that range. I do not know what the current average is out there 

per bedroom. For some of the newer nice ones in town it is not cheap. I cannot give you an 

answer to that. 

Vice Mayor Dent said I have a question about the parking garage, are you going to have the 

infrastructure for EV chargers?

Mr. Blackwell said yes, the owner actually has EV vehicles and that was one of the things right 

out of the gate he wants to have. We are going to start with 10 overnight chargers but we are 

already talking with the architect and our electrical engineer to plan for 30 out of the gate with up 

to 60. As that grows, we need that backbone. We do not want to do 60 right out of the gate and 

10 students have electric vehicles. As the need comes, we will just keep adding them. 

Vice Mayor Dent said so, you have the infrastructure planned in place to add them?

Mr. Blackwell said yes ma’am. We have not gotten with HEC about the transformers. It does 

change the whole dynamic of the architect and the electrical engineer will be planning that. We 

wanted to have some of the student parking be the overnight, I guess there are different tiers. 

Then we wanted to have a few for the people coming for the commercial. 

Vice Mayor Dent said would those be fast chargers? 

Mr. Blackwell said coming in off of Bradley Drive, this is a three tiered parking deck. The 

students will have access to the back entrances, and they are separated from the commercial. We 

want that so they have a special pass and they have access to the underground parking for them. 

The commercial will be open to the public. We are looking to have the fast chargers for those. 

We have looked at and talked a little bit about proffering some solar on the roof but discussing 

with council and not knowing building design we have not gotten that worked out. But our goal is 

to have solar to help with the common area and have a fair number of underground EV chargers 

for the residents and for the commercial. Commercial will be a set amount. The fast chargers I 
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know there is a different, I am not an electrical engineer, power requirement, 480 volts or 

something. 

Lisa Hawkins, Attorney at Hawkins Law, came forward to speak to this request. She said I do 

not think they would be fast chargers. To be clear, it is my recommendation to the developer that 

we do not have any specific proffers relating to EV charging stations or solar. You may be aware 

there are a lot of tax incentives and other programs that are just starting new or getting off of the 

ground relating to those things and I do not want them to become ineligible because they have 

already committed to do something. Incentives are to incentivize you to do something and once 

you promise to do it, there is no reason to give an incentive. So, it was my recommendation that 

they do not proffer the two, but they are fully committed to making sure that they explore every 

opportunity to incorporate those as a part of the project. 

Vice Mayor Dent said just as an aside, just last night in City Council we approved Harrisonburg 

to be part of the Virginia C-PACE program. 

Ms. Hawkins said I am so excited to hear that. That would create incentive opportunities for 

developers to do that type of technology. Congratulations on being one of the first communities in 

Virginia to do that. 

Chair Finnegan said I know that you have to go comprehensive site plan and all of these things 

need to happen but that is a very steep hill behind there. What stormwater…

Mr. Blackwell said we actually have a 45-foot grade change. So, our stormwater there at the 

bottom where the little creek is there is a City sewer down there, we are going to move the sewer. 

We had to do that when we built some units at Forest Hills years ago. We are going to take that 

stream and we are going to pipe it and fill some of that in there and our detention will be 

underground underneath our parking deck. We will use some of that water for some irrigation, it 

gets some credits for irrigation and using some of the water. The parking deck is three tiered, the 

lowest tier is small, the next one is either the same size or a little bigger. Think of the back walls 

here and Port Road is up here, as you are going up that hill, the parking deck gets bigger as we 

go. Our parking decks are going to kind of go with the slope to help build us up to this platform 

up to elevation 1380. The Port Road intersection is about 1385, so our platform deck where our 

pool and all is, that would be at about 14 feet below the intersection Devon and Port. We are 

kind of building into the slope. The architect, Mosley Architects, are doing a phenomenal job 

fitting this building into the site. So, that is why we have those renderings because we were just 

seeing how it could work, and it is working. 

Chair Finnegan asked if there were any more questions for the applicant’s representative. Hearing 

none, he closed the public hearing and opened the request for discussion. 

Commissioner Armstrong said I have a lot of notes here, you ready? Now, we are not taking into 

account some already approved developments, like the development up behind the Food Lion 
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shopping center there, if I recall correctly that was adding another 400 vehicles to Port Republic. 

There is also a considerable amount of development that has already been approved by the 

County right across the City line out Port Republic around the Sentara area, they have already 

done…I do not remember the number, but it impressed me and it was multifamily, it was dense 

housing. That has already been approved. Those are already vehicles that are going to be coming 

down Port Republic. It is impossible to turn on the news these days and not see some emergency 

response person standing in water up to their knees, it is everywhere. Right now, it is in the 

northeast, all over. It is just catastrophic, and we are going to have a meeting on this on the 19th 

and hear about Virginia specific flooding problems and stormwater management and coastal 

management. I think it is an incredible disservice to these next generations to be inducing them 

through cars to gain market share. We want more rentals therefore we will sell you on parking 

spaces. These are exactly the generation that will very soon, now, will be inheriting unbelievable 

costs and problems. So, to me it is wrong, it is just wrong. Now, another aspect of this is that 

when you pave, you are creating impermeable surfaces. So, whatever design feature you build 

into it to do stormwater management, you are still paving that entire space. You have got your 

quad in the middle, which will also have pavement to it. 45 feet grade change in elevation, they did 

the same thing in the development above Food Lion because all of that is going to be paved right 

above Food Lion and when we get an 11-inch rain in 8 hours, which is happening all over 

routinely now, it is going to fill Food Lion. This is ludicrous to me to approve this. I will just throw 

this out there that whenever we look at undeveloped pieces of land, the vegetation that is on it 

there is kind of a tone of voice, a kind of attitude, that comes in that presents this space as wasted 

space because it has not been paved over yet, it has not been built on. But I am aware that 

particularly this summer, more than other summers, there has been enormous stress on the wildlife 

in this area. We are not even talking about stormwater management here. I have deer who are 

now browsing my fruit trees down in an urban area because of habitat destruction. So, all of this 

construction of all of these residential, the wildlife has nowhere to go and they are hungry and they 

are thirsty. Now, there is a rule in Harrisonburg that you cannot capture and relocate any of this 

wildlife, but it is cruel to not do some habitat protection and we are not doing any of it. It is just 

not considered at all. It is like this is just wasted space let us build parking garages on it. I hope 

people will come to the 19th meeting and hear about what is really happening about climate 

change in this commonwealth. Sooner or later, we are going to get the 11-inch rain in 8 hours. We 

had Mr. Collins of the water department tell us that we are not ready for that because we cannot 

afford to be ready for that, it is simply going to flood. I am saying wake up and I will definitely 

vote against this. I think it is adding yet another 500 cars to Port Republic. I live off of Port 

Republic and there is only so many cars you can fir onto Port Republic and we are already there. 

I say vote against this. 

Vice Chair Byrd said I have a number of thoughts. I am a proponent of parking garages being 

below residences or businesses. I think it is weird that in dense areas you have parking separated. 

If you are going to have parking, I feel it should be under the buildings. A friend of mine might 

disagree for other reasons that were not mentioned on this board and unlikely will be mentioned 

and I do not feel like it is necessary. I tend to be in favor of parking below or above, depending 

on how you want to design your building. I have no concerns about the parking. Traffic, as people 
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are always concerned about, I have my own personal view about traffic in that the more traffic 

you have, the more incentive to not drive a car and therefore more incentive to use things like 

public transportation, bikes, or walking. This is one of those situations of being dense. You have 

to give people a reason to not do it a thing. The easiest way to make people not do a thing is to 

make more people closer to each other and one of the things they have to do closer to each other 

where they do not need a car to do those things. The longer we stay spaced out, the more 

incentive to have a car. I tend to, when I hear about traffic unless someone is pointing out some 

major danger, I am never moved by those types of concerns regarding traffic. I look at this 

property and I go the water argument is a good argument, but the engineer in me also goes the 

reason why we do not have the funds to deal with any of those problems is because no one takes 

those problems seriously until it is a real problem and that is just unfortunately how humans 

behave. New Orleans is built as a bowl to receive water, no thinks about it until all of a sudden, 

they forgot to build the walls high enough on that bowl and the water goes into the bowl. Humans 

being silly and not thinking things through is just a thing we have to deal with. If water management 

cannot figure out how to press that on to the state to let them understand how important that is. If 

citizens do not press that make sure the State takes it seriously, if the Federal Government takes it 

seriously. How much money do you think the City has? I do know who wants to increase their 

taxes even more, everyone was complaining about the high school and we need that because we 

have students. In light of all of those things, I see no issue with the building. Its footprint, if we 

approve this, would be what they said it was going to be. Everything else is based on height. I did 

not hear anyone discussing concerns about height. I would be more likely to be in favor of this 

application. 

Commissioner Armstrong said I can just say that I am an older person and I afraid to ride my 

bicycle in this City. I would never ride my bicycle on Port Republic Road. Maybe the older you 

get, the closer you get to going naturally. The idea that intense traffic motivates, I disagree with 

that. I also know I talked about it, but the staff said they believe that this is a positive result for the 

community, I disagree. I do not think this per bedroom rental is good for community either. 

Commissioner Washington said just to clarify, the location we are talking about is a gas station 

right now? 

Chair Finnegan said it is a non-functioning…is it still a gas station?

Mr. Fletcher said it is still functioning. 

Chair Finnegan said it is currently a gas station.  The restaurant is not functioning. 

Commissioner Washinton said I do think that housing versus gas station, I do not think there is a 

better use. When we talk about density and having students in a space that is convenient for them 

is a plus, but when we talk about parking, I do not feel like there is a need for that much parking 

in a space where students are close to everything. When you look at these photos and when you 

look at all of things that are proposed, I think of luxury. When you talk about marketing towards 
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students, students are students who, when I asked about price, I do not know how you all were 

as students but who can afford luxury on a student [budget]. I feel like this is marketed towards a 

certain type of student who can afford the convenience to being close to campus. I know we talk 

about multifamily but renting per bedroom definitely excludes what we talk about as family 

whether it is students or someone who is struggling to find housing and this would be the only 

option if there is the option for those folks. I do think it is also a benefit because more housing for 

students near the University would be less students imposing on affordable housing in the 

community that needs it right now, but would it be accessible for those students in that space? So, 

that is my concern. 

Chair Finnegan said I agree with many of the points that have been made by Planning 

Commissioners here tonight. I do think it is too much parking. I will say that there is an entity that 

is not the City of Harrisonburg and not the developers who could make a decision to do high 

occupancy vehicle parking on campus and that would shut down the need for a lot of this back 

and forth that is going to clog up the roads. I do have concerns about that much parking. If this 

was housing only to Commissioner Washington’s point, I would not have a hesitation to say 

“housing, we need it. It’s there with minimal parking.” I would not hesitate. I do have hesitation 

and it does not have to do with students, it does not have to do with density, it has to do cars. To 

the point about electric vehicles, I do think it is an improvement on gas powered vehicles. An 

electric vehicle sitting in traffic on Port Republic is a vehicle sitting in traffic on Port Republic. It 

makes me wonder the more of these that we approve, with all of this parking, it is not about the 

students, are we incentivizing James Madison University to build another parking deck because 

that seems to be their response to more students. I came in here thinking that I would be in 

support of this, but I am on the fence and it is not about the density and it is not about the housing, 

it is about the parking. I would also say to Vice Chair Byrd’s point, the structured parking adds a 

lot of cost. Surface parking maybe you are looking at $5,000 to $10,000. Structured parking you 

are looking at $25,000 per space. I am struggling with this one. Any other thoughts?

Vice Mayor Dent asked what is the suggested condition on the special use permit? 

Chair Finnegan said this is one that we will need two motions on. Two motions and two votes. 

Ms. Dang said it might help if I put it on the screen. 

Vice Mayor Dent said well, what is occurring to me is could we add another condition to the 

special use permit with a lower parking requirement? 

Chair Finnegan said if you are asking could we legally do that, yes. When it comes to market if 

they are trying to sell, I think that would change it for them. 

Mr. Fletcher said you do have that ability, if you want to. If somebody is thinking if I am voting for 

this, I am voting for this with certain conditions, you have the ability to limit the recommendation 

for approval with additional conditions. 
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Vice Mayor Dent said they have their proffers for the number of parking but we could add the 

condition to the special use permit, if we so choose if that really is a blocking issue.

Ms. Dang said with the proffer, the Planning Commission can recommend not accepting that 

proffer and also recommending a new condition. 

Mr. Russ said does the TIA take away consideration for the number of parking spaces? 

Presumably, if there are no parking spaces there then it is not going to be generating nearly as 

much traffic as there were a place to park.

Ms. Dang said that is a good point. I do not think the TIA, the way it is modeled, considers that. 

Mr. Flether said I know Tom is still with us but I do not think it is the number of parking spaces, it 

is the generated traffic. The ITE would have broken this down in the number of units. Having 

nothing to do with the number of parking spaces, correct? 

Ms. Dang said let me add, had the proposal had been for no parking spaces or much fewer 

parking spaces, does a TIA give the ability to do an adjustment later on? If that was hypothetically 

proposed. 

Mr. Hartman said the trip generation is based on dwelling units and within the definition of a 

dwelling unit based on that use, it gives them some context to parking. If they would have had a 

development that would have zero parking or something with much less parking than what would 

be required, I do not know if there would be a specific use code that we could use. Then we 

would be working through engineering judgement to find what that trip generation factor would 

have been based on the uses and the limitation of parking. The way we looked at it now, it is 

based on dwelling units. 

Mr. Fletcher said Tom, is there also so when we do these and we are talking about developments 

that are downtown that we know that they do not have to provide parking and they are telling us 

the number of units; we have a percentage or the ITE might even recommend a percentage of 

pedestrian…the trips that you can produce. 

Mr. Hartman said not the trip generation manual, but within the, and it is called the VDOT 

TOSAM, it is a traffic operation’s manual that we use to develop Traffic Impact Analysis reports. 

There are abilities in there for us to reduce the number of trips based on pedestrian facilities, bike 

facilities, transit facilities, but we have not had a project in the City that has yet qualified for any of 

those mitigations yet. There is an avenue to do that if we need to. 

Chair Finnegan said to Commissioner Armstrong’s point about the approvals that have been given 

for the bottom of Port Republic so that the other side, the Food Lion side, there are two 

properties there that have been rezoned but have not been built and this in addition…Public 

Works staff does not have concerns about the amount of traffic that is going to generate on Port 
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Republic, assuming that this gets approved and that those get built. 

Mr. Hartman said we in this study, the design year and the build year assumed growth on Port 

Republic Road and it knew about those other developments. Those growth numbers were in the 

design and the build year within the study. So, when we interjected these trips into the network, it 

knew that Port Road had already grown by that that number of volume trips. With the turn lane 

recommendations of signalization, they proved that they had mitigated their impact on Port 

Republic Road, their impact. Port Republic Road is still going to be a busy road for two to three 

hours a day and we are going to spend millions of dollars on Port Republic Road in the next five 

years; adding capacity to turn lanes, adding stabilization, and adding sidewalks. They have 

mitigated their impact based on that design build year growth. We took into account those other 

developments. 

Commissioner Armstrong said Mr. Hartman, that does not take into account development that is 

right across the City line in the Rockingham approved developments out Port Republic. 

Mr. Hartman said well, we assumed not only that the growth from the developments that we 

approved with the City we also applied a one percent growth per year factor to current volumes. 

That one percent growth per year is taking into account some of the growth that happens outside 

of the City limits. We also have to remember that not all of those trips generated outside of the 

City limits are going to drive on Port Republic Road, some might go to Stone Spring, Reservoir, 

Neff, Peach Grove or they might go further into the County. We felt comfortable with, taking into 

account, the TIA that we have approved in that one percent growth rate for that design and build 

year. That is the standard approach that we take on all of our TIAs. There is only so far down the 

rabbit hole that we can before we have to have assumptions that this is the best set of information 

that we have at the point when we do the study. 

Vice Chair Byrd said to move things along, I will just make a motion, even though I am in favor of 

this, to deny to see what happens. 

Chair Finnegan said to be clear, you are making a motion…

Vice Chair Byrd said I am making a motion to deny the rezoning. 

Commissioner Armstrong seconded the motion. 

Commissioner Alsindi said I just wanted to bring to my attention as well as everyone in the hall 

here that I went back to the vision statement for the City of Harrisonburg in the Comprehensive 

Plan and it just says “...the City of Harrisonburg presents its vision where citizens are inspired to 

work together to create a great place to live, to raise a family, to learn, to work and to prosper.” 

When I go to the context, I see different things on both extremes of it. I see a clean place, I see 

bicycles and I see the word safe, but I also came across the word modernity, a modern city is it. 

The question is, such a project picking up from it is modern, do we need a modern concept like 
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this on Port Republic Road, which then comes afterward this will be discussed over here. I think it 

would be incomplete if we just tackle something like public parking, which is a concern to me as I 

started beginning my discussion on whether this is going to bring a traffic jam to Port Republic 

Road or not and having the traffic light on Bradley Drive or not. Again, and hopefully this just 

facilitates more of where we are heading with this, is this a modern concept that is necessary and 

needed for Port Republic Road than the City itself. Or it is just a business, which is fine, that is 

going to bring return on investment, which is again fine and understandable, but it is not going to 

be that added value to Port Republic Road and eventually to the City itself. Let us not just tackle 

the project itself and take it out of context in the vision of the City. Hence, put it back into the 

vision and look at the big picture of the implications and the benefits of such a project there in that 

place exactly. If it is not this project, would it remain the same? I honestly look at it as something 

unusual. It is not good it is like a cyst within a body. It looks like nothing, there is nothing over 

there now, with all due respect. 

Chair Finnegan said on the current site there is a gas station and an empty restaurant. 

Commissioner Armstrong said I am sorry to interrupt you, but no, it is not a cyst. That is wildlife 

habitat there. 

Chair Finnegan said let us let Commissioner Alsindi finish. 

Commissioner Alsindi said from the urban planning point of view generally speaking, I hope it 

becomes a good cyst eventually. Having nothing there also effects the City eventually. I just 

wanted to add the point that we need to consider this project within the broader picture of the 

City and Port Republic eventually. 

Chair Finnegan said what is your position on this or is that all you would like to say about it? I do 

not want to lead you into saying something that you do not want to say. There has been a motion 

and a second and I want to allow folks to say where they stand. 

Commissioner Alsindi said I would say I am more in favor of it. Considering the parking, yes, it is 

an issue to me, but why not add to the modern city if it is bringing benefit to the City and 

eventually the community, then yes. 

Commissioner Washington said just to go off of what you just said in terms of modernity, I think 

this is, like when you think about what students want and what students need, I do not think this 

particular project, just based on what it looks like, really hit home to what students want and what 

they need at this point. When we talk about sustainability and where we are in the climate, there 

are a lot more students and a lot more younger people worried about these things. Some things 

like the pool, the pool is great, the pool is gorgeous, but in terms of where this project comes in... 

yes, it is dense, but when you talk about what students want and what students need, I do not 

think students want more parking, but I would love to see more ways to also participate in fixing 

the issue while providing housing. What would that look like? Maybe natural light or maybe solar 
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panels, I do not know but I would love to…maybe there is some research out there of what JMU 

students want and what they need. Better public transportation would get rid of cars. They are in 

walking distance from where they live, work and play and go to school. So, in terms of modernity, 

I would love to see how that is defined in regards to students and their needs and wants. 

Chair Finnegan said [referring to Commissioner Washington] to your point about public 

transportation, I did want to say that during the Comprehensive Plan process in 2018 Mr. Gatobu 

from Harrisonburg Public Transit did come and say when JMU opened the main parking decks, 

the ridership dropped. There is a correlation between being able to take a bus and if it is more 

convenient to take a car, they take a car. It is a complex problem. 

Vice Mayor Dent said from when I was teaching at JMU in technical writing and I gave an 

assignment for a proposal and every single time they would propose more parking on campus until 

I finally said no more parking proposals, think outside the box. The most creative I heard was a 

subway system, not likely. At any rate, they were thinking transit once I said not parking. In any 

case, that is what they are habituated to and it is an interesting statistic that when they build more 

parking, the ridership of transportation drops. We are just perpetuating the problem if we keep 

approving. I mean even if we change a condition to a minimum of one parking space, that is still a 

minimum, we are not talking maximums yet. I am still in favor of it. 

Mr. Fletcher said you can condition the maximum number of parking spaces. 

Vice Mayor Dent asked do you want to do that? I mean that takes some math that we are not 

quite prepared to do on the fly here. 

Chair Finnegan said I will say also, we can do something like this. We can change the 

recommendation to City Council. City Council can strip it out and make it go back to the original. 

I would like to send a message to City Council that we do not want to see parking forever 

everywhere. 

Vice Mayor Dent said one thing I will add, I do agree with Vice Chair Byrd that I like the parking 

on the inside then because then you do not have the eye sore and the heat island effect of acres of 

asphalt with cars on it. It is more cost, but that developer is willing to absorb in order to have that 

amenity. 

Commissioner Armstrong said they may not be absorbing it. That might come out in rent. The 

term that we have heard repeatedly over the last year is luxury student housing and they are not 

using it here, but what has happened is the pricing gets compared to the luxury student housing 

and justify some high prices. It becomes biofeedback for the feedback system. 

Chair Finnegan said just as a footnote to that, I will say that there is no legal definition of luxury 

housing. There are luxury apartments and there are apartments. A new apartment building and a 

luxury apartment building, I do not know that I would be able to tell the difference between a new 
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one and a luxury one. I think it is in the eye of the beholder. 

Commissioner Armstrong said the proposals that have called them luxury student housing, like the 

one that is on University [Boulevard] in the theatre parking lot, they had some definitions for that. 

It is a cultural term, it is not a business term. 

Chair Finnegan clarified that the development was called Armada-Hoffler.

Commissioner Baugh said I do not know what I am going to contribute to this, but I am mindful as 

I listen to this it is sort of a couple of points and a couple of things that we are not talking about. I 

would like to feel more comfortable with how it is getting worked into our thinking. I have three 

different things here. One of them will just pick up on what we were just talking about. I apologize 

to anyone who thinks I am stating the obvious or heard me say some of these things so many 

times over the years that they do not want to hear them again. I really think a lot of what this 

discussion is exposing is what really has been the central driver dynamic for housing in this 

community for as long as anyone can remember. It is certainly top five, probably top three, and 

yet we are still kind of talking around it. I think maybe in some respects…even I kind of came in 

here this evening not really focusing on how significant this potential development is in the greater 

scheme of things and what I come back to is really the points from Commissioner Washington. 

When you start thinking about who is this for? This is not rocket science. If you have been in this 

community. This type of housing for this segment of the market is in fact the type of housing that 

this community has built for 25 years. Why is that the case? Because it is where the money is. The 

way we have always answered the question that you asked is we have sort of lucked into for a 

long time not having to answer that question because the driver for this type of housing…We are 

in this weird section and now suddenly we have an under supply of housing. Now we have an 

overlay of we sort of need housing in general and that influences the debate here, but historically, 

we have built this type of housing periodically. Even now nobody is saying we have to build this 

because JMU enrollment is increasing. That is not why you are building it, it is not driven by that at 

all. Now, it has the effect of freeing up housing at other zones of the market, which is where the 

students who are looking for “I cannot afford it, or I just like to save the money” to try to find a 

place to live. We do not build that housing directly, but we have managed to get enough over the 

years because we have approved these types of projects periodically throughout generations. To 

the extent it ties into our visions. What is really our vision? We have always had spirited debates 

about that and we can grab people at random to have debates with. 

Vice Mayor Dent said a City for all. 

Commissioner Baugh said yeah. What I have also found frustrating over the years is we have 

these spirited debates and this ends up being the elephant in the room, but you have these market 

factors in this community that the energy and the creativity at least of the sort of the development 

community is always going for this type of project. I do not know if I have the answer for it, but I 

do think we certainly should be focused on it. It kind of…that is just it, there are a lot of moving 

parts to this. One of them, I think, is that the root is so much of the talking that we do about our 
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planning and our vision and everything does not ever focus... but then these developments come 

up and we just have these siloed debates about them. Some of them we approve and occasionally 

we do not approve them. But are not doing it in this sort of appreciation for what really is our 

vision long term and how are we going to influence things. Which, by the way, nice that we can 

get good things from staff from time to time but that is not primarily their job description. One of 

the things that I think that was missed when you talk about traffic a lot of the times is how much 

we have good people, but their job description is more about trying to make work whatever the 

decision makers plan. Not be the decision makers themselves and not be the policy makers. We 

cannot rely on them, and we sure as heck should not blame them, if we are not getting what we 

want. Who do you look to? You look to the elected officials; you look to a body like this that is 

specifically created to vet things and assist the elected officials in this. I am going to talk out of the 

other side of my mouth a little bit and mention how on the other hand over the years I have tended 

to be critical of people who have wanted to come up with standards on the fly. Really, that is sort 

of specific to the project that we have and it is like when are we going to try to get our brains 

around this whole thing at one time. I have said a lot, I do not know if it meant anything. The other 

thing that I do not think has come up in the debate yet other than peripherally and it is what kind 

of hit me in your comments Mr. Alsindi as I am sitting there going “why am I not ready to just go 

all in with what you are saying”, there is something holding me back here. The fact that we are 

having a debate and discussion of this yes, that is good. The thing that, again, I have often been 

the shmuck bringing this up when people got to talking about other things is that unfortunately 

given constraints, including legal ones, the fair comparison here is probably not what we have 

always wanted to do which is…Commissioner Armstrong you have got me. Your points about 

habitat are really taken. We have no mechanism to preserve habitat for this. It currently has a 

zoning on it that is currently planned for some sort of mixed use development, which is what this 

looks like. The actual comparison is not the empty land versus what is proposed, it is what could 

be there of right as what is proposed. I will say this, if we do want to entertain the view of a 

maximum of parking, I think we should table it. The worst thing we would do would try to come 

up with a number on the fly. In that case we should table it. If there is a majority that is there, I 

would definitely be an advocate of not trying to just horse trade and come up with a number now. 

It is something that conceptually has come into the discussion. I may not be the only one up here 

thinking like this. I do not think I am so firm in my thinking that I think it is impossible that 

somebody can say something and change my mind. In light of that point that I am making of 

remember to make the comparison between what could go there by right and what is proposed. 

Are you saying no because you think Council is going to go create some habitat protection rules 

anytime soon? 

Chair Finnegan asked for private property? 

Commissioner Baugh said yeah. 

Commissioner Armstrong said for the rezoning. I want to make this quick, Mr. Collins of the 

water department, I want to clarify, I did back and forth with him a bit and what he was saying is 

that we cannot put enough underground infrastructure to accommodate these extreme weather 
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events. We cannot afford that, it is impractical. What did not ever get said is if we do different 

land management then we can accommodate a lot of this extreme weather, but we are not doing 

it. This is not just about habitat protection, it is also about trying to use our land to prevent 

flooding catastrophe in the City, which the City is prone to. 

Chair Finnegan said the reason why this discussion is going the way this is going is because 

Planning Commission reacts to requests on a case by case basis and we are having discussions 

that have to do with the big picture, which I think is our job. There is not agreement and there 

does not have to be agreement, but I will ask staff, can you give some examples of what can be 

built by right in B-2C? I hate to put you on the spot. If someone wanted to not come before this 

body and just bypass this entirely and not change the zoning with the proffers that are currently 

attached, what can be built by right on this property?

Ms. Dang said the piece of information I do not have is between 2008 until today what additional 

gross square footage of leasable area has been added. Whatever was existing at that time, I 

believe the proffers from 2008 says “you get that square footage plus you can add another 

10,000 square feet of gross leasable area” The proffers in 2008 did not speak to prohibiting uses 

except for those uses that are vehicle sales, vehicle repairs, things like that. In effect, you could 

have in whatever the building of 2008 plus additional 10,000 square feet you get to have by right; 

fast food, coffee shop, movie theater, basically any of the typical B-2 uses that you can think of 

except for the vehicle type of uses. Think of things on East Market Street. 

Chair Finnegan said I am not disagreeing with Commissioner Armstrong about impervious 

surface, but I do have a question about the same square footage of impervious surface could be 

filled up by right with a Starbucks, a McDonalds or whatever. 

Ms. Dang said they also could pave the whole property. There is nothing that restricts them from 

doing that except for the fact that they would have to do stormwater management. 

Mr. Fletcher said what Thanh is saying is that you can have a parking lot. They could lease a 

parking lot. They can build a parking deck. They would just have to comply with parking lot 

landscaping regulations and stormwater management regulations. Of course, during construction 

erosion and sediment control, provide water and sewer, do all of those things. Thanh answered 

that very well about the existing proffers because I cannot even remember exactly how big the 

existing building was in 2008.

Vice Chair Byrd called the question. 

Chair Finnegan said the motion on the table is to deny the rezoning request as submitted, flat 

denial. I will just say this, I am not trying to delay this any further, but you did say should we table 

it and I do think that does further delay the project when we table it. Knowing that City Council is 

probably going to see this differently, I would like to send a message to City Council that, 

speaking for myself, I do not have a problem with 440 bedrooms, but I do have a problem with 
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500 parking spaces. I will probably vote in favor of denial. 

Ms. Dang said when you do the roll call, just to remind everybody, if the vote is yes, you are 

voting to deny it. 

Commissioner Armstrong Aye

Commissioner Baugh Aye

Vice Chair Byrd No 

Vice Mayor Dent No

Commissioner Alsindi No

Commissioner Washington No

Chair Finnegan Aye

The motion to recommend denial of the rezoning request failed (4-3).

This PH-Rezoning  was failed.

Vice Chair Byrd said I would like to make a motion to approve the rezoning. The rezoning, does 

that include the proffers?

Ms. Dang said the rezoning would include all the proffers that the applicant has offered. When you 

make the next vote, the special use permit, you would consider staff’s recommended condition. 

Vice Chair Byrd asked or added condition?

Mr. Fletcher confirmed, or any added condition. 

Vice Mayor Dent seconded the motion. 

Commissioner Armstrong No

Commissioner Baugh No

Vice Chair Byrd Aye

Vice Mayor Dent Aye

Commissioner Alsindi Aye

Commissioner Washington Aye

Chair Finnegan No

The motion to recommend approval of the rezoning request passed (4-3). 

A motion was made by Byrd, seconded by Vice-Mayor Dent, that this PH-Rezoning  be 

approved.  The motion carried with a recorded roll call vote taken as follows:

Page 30City of Harrisonburg Printed on 11/3/2023



September 13, 2023Planning Commission Meeting Minutes - Final

Yes: Byrd, Washington, Vice-Mayor Dent and Alsindi4 - 

No: Finnegan, Armstrong and Baugh3 - 

4.c. Consider a request from DCI Partners LLC for a special use permit to allow 

multiple-family dwellings and/or mixed use buildings within the B-2 at 810 Port 

Republic Road

Vice Chair Byrd said I will make a motion to approve the special use request with the suggested 

condition. 

Vice Mayor Dent seconded the motion. She also asked we are going to leave the condition at just 

that?

Chair Finnegan said I agree with Commissioner Baugh that to do this kind of stuff on the fly after 

the applicant and staff have been working on this for months, I would not like to do that.

Vice Mayor Dent said I will keep that in mind for the zoning rewrite. 

Vice Chair Byrd said in line with that spirit, I would like to send a message to the City Council 

that if they felt a need to consider a maximum on that condition, I have no issue with a maximum. I 

just felt that we should move this along. 

Chair Finnegan said just a heads up, I am probably going to vote in the affirmative on this, I am 

not changing my mind on the parking. This is for the special use permit. 

Mr. Fletcher said I want to make sure the Commission is aware of this when you said that staff 

and the applicant have been working on it for a very long time, it does not offend staff if you table 

something for us to continue to work with the applicant. It does not offend us at all. We want to 

do what it is best in serving the Commission and the public, but it is not out of the ordinary that if 

somebody wanted to table it that you can then have us continue to work with the applicant and 

have them even present to is there a maximum number that makes sense to you and then they can 

then present that number to you at the next available opportunity and then you can continue to 

take that into consideration. I would have been remised to not say that, I just wanted to make 

sure you were aware of those things. 

Chair Finnegan said I appreciate that, I just do not trust myself to do that kind of math and we do 

not have the data in front of us. 

Mr. Fletcher said you would table it and give us the opportunity with more time to go back with 

the applicant over the next couple of weeks. 

Commissioner Baugh said that was what I was suggesting. Not to do it generally. Although we 

made the point, somebody tell me what I am missing because I think maybe I am in the same 
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place as the Chair again. We have sort of stated concerns. I think I am overstating this when I say 

I am solely about the parking where you said you were but that is a big driver for me on this. But 

the special use permit is about the mixed use aspect, I do not have an objection to that. 

Chair Finnegan said Vice Mayor Dent when you are explaining this to City Council why the votes 

are mixed up like this, you can say at least for the people voting yes to the special use permit that 

voted no to the rezoning, it had to do with parking, not with the land use. 

Vice Mayor Dent said in your case. 

Chair Finnegan said in my case, I will speak for myself. 

Commissioner Baugh said I agree with Commissioner Armstrong, it is broader than that if you talk 

about all three of us that voted against it. The special use permit is about should these guys get the 

residential in the B-2. 

Commissioner Armstrong said if this were a by right building as described by Ms. Dang, I would 

support it. The by right would actually add more to the community of this area than creating these 

multifamily dwellings. I am going to vote against this one also for the reason that the by right is 

more positive than this. 

Chair Finnegan said you are saying a McDonalds and a Starbucks or whatever, the businesses 

are a better use even if they take up the same amount of impermeable surface. 

Commissioner Armstrong said well it is complicated. They may or may not take up the same 

amount. They are certainly not going to be generating the kind of traffic that target a JMU student 

population with everything, it would be more intermittent. 

Commissioner Baugh said I respectfully disagree. I am probably not going to vote with you on this 

one and I am just going to throw in one of these historical observations which is we have said in 

our planning, and some of us have fought for this and at times fought hard against the alternative. 

Yes, there are pros and cons of it, but this is the right location for JMU housing, that is the right 

spot. I think I do agree some sort of student housing there is better than commercial that is not 

tied into supporting the student community who want to live there. The alternative, which we have 

at this juncture, fought somewhat successfully but was not say the case 15 years ago of getting 

these proposals on the other side of town. Part of what we have done is that if we are going to 

have it, this is where we want to have it, it makes sense. Because among other things the demands 

on the infrastructure… You talk about how we are going to deal with moving people when you 

are in that proximity to JMU. When they are spread out in large complexes over in town you have 

people here who have Charlottesville backgrounds, it is a whole different set of issues. We were 

at least in the position that as JMU grew, there was undeveloped or redevelopedable property in 

the immediate proximity so we could do that. I went to a football game in Charlottesville last 

weekend and listened to these people complain about parking at Scott’s Stadium and thinking you 
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have obviously never have been to a game at Scott’s Stadium before. It was exactly the way it is 

because of the way everything is configured including the fact that it is difficult for the non-campus 

student housing…it is not even right there next to the University. 

Commissioner Armstrong No

Commissioner Baugh Aye

Vice Chair Byrd Aye

Vice Mayor Dent Aye

Commissioner Alsindi Aye

Commissioner Washington No

Chair Finnegan Aye

The motion to recommend approval of the special use permit request passed (5-2). 

The recommendations for the rezoning and special use permit will move forward to City Council 

on October 10, 2023. 

Commissioner Washington [on why she voted no] said we talked about the condition about a 

parking maximum in which we are not going to do on the fly today. Also, while we talk about 

sustainability and the climbing prices, I do not think it is fair for us to pit the environment versus 

housing because there are still so many folks who need housing which is also a part of the climbing 

prices. As we talk about students really imposing on all of the other affordable housing in the City, 

I do think that we need housing, but I am not in love with this structure.   

Commissioner Baugh said Madame Vice Mayor your job is to affirm to them that when one of 

them starts talking about we do not know, we do not think they discussed it at least say yeah 

whatever we did, we talk about it a lot. 

At this point in time, the Commission entered into a three minute recess. 

A motion was made by Byrd, seconded by Vice-Mayor Dent, that this PH-Special Use Permit 

be approved.  The motion carried with a recorded roll call vote taken as follows:

Yes: Finnegan, Byrd, Baugh, Vice-Mayor Dent and Alsindi5 - 

No: Armstrong and Washington2 - 

5.      New Business - Other Items

5.a. Consider a request from Farhad Koyee and Mikael Bahar to preliminarily subdivide 

937 Vine Street

Chair Finnegan asked if there were any questions for staff. He then said this is not a public 

hearing. I do see the applicant and the applicant’s representative and also some folks from this 
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neighborhood and I do want to say if we are going to open this up and allow the applicant to 

speak, I would also like to allow for the neighborhood to speak, is everyone okay with that. 

Vice Chair Byrd said just to make sure, when staff says they are fine with it, that is because the 

Fire Department has already reviewed the proposal?

Mr. Fletcher said when we say staff it is Fire Department, Public Utilities, Public Works... We are 

all one big team. 

Vice Mayor Dent said just to clarify, since this is a new business not public hearing, is this final 

when Planning Commission approves this or…?

Mr. Fletcher said no, it goes to City Council. 

Chair Finnegan said because of the variance. If it was just a regular plat, it would not. Although 

this is not a public hearing, I would like to give the opportunity for those who have been waiting 

patiently an opportunity to speak. When you come to the podium, please identify yourselves. 

Ben Lundy, a resident on Wren Way, came forward regarding the request. He said several of you 

have seen me several times now. Those of you that have seen me know we have kind of had a 

history with this sort of situation where the initial proposal included a lot more housing and that 

was redone and then in June, I think it was said, was when that came before the Commission and 

we kind of looked at that as a good compromise situation that we worked out. The change 

between June and now is the addition of that additional two unit duplex. It is coming off of Vine so 

it does not directly impact us on Wren Way, but what I think it does do is give us some pause 

because I kind of feel like okay we are in a good place here and now we see another duplex 

come up and maybe that one does not affect us directly right now, but how do we know that a 

few months from now there is not going to be another reconfiguration and then there is another 

duplex coming off of Wren Way. We thought we had gotten to a good place. We are just 

concerned about that. It is hard for all of us because, and only a few of us are here now as some 

of you know we were in much greater numbers initially at the first meeting, but we do talk as a 

group as a neighborhood and I think everybody is just in a situation where we kind of want this to 

be done. We do not want to keep having to come to these meetings and wonder what could 

possibly change next. I do not know all of the legal, what is allowed and that sort of thing. In 

terms of just good faith and the situation I thought we had arrived at in June, it just concerns us to 

see another unit added because I think it is reasonable for us to kind of then have that nervousness 

of like okay what are we going to see next in a few months. So, I just wanted to express our 

concern about that. We are ready to have this addition to our neighborhood, we know that is 

coming, but we want to feel pretty solid about what is coming and not how is it going to change 

next. 

Akarr Koyee, applicant’s representative, came forward regarding the request. He said I know we 

talk about this issue a lot. I see some new faces here tonight. Just to address the concerns that 
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were just stated, you guys are all aware of the issues that we had with the initial application and 

reducing the amount of density in the area, we did that. One of the proffers that was really made 

clear was that there would be no townhouse units because of concern of the neighbors is well, 

what is going to happen if you guys just tear down all the units and put up townhouses. 

Economically, it is not viable. It is certainly not what we are planning on doing long term. If you 

look at the slide of the lot there, there is no more room for any additional units. So, correct me if I 

am wrong, but unless we tore down the house and built more units, that is just not feasible and so 

from an applicant perspective and what our take is we are not interested in doing that. We felt that 

there was a slight misallocation of space here with just one duplex being on this kind of large lot. 

With the cost of curb and gutter and all of that it just made sense to squeeze one more unit in there 

and we feel like that was respectful of not building 20 units. 

Gill Colman, from Colman Engineering and applicant’s representative, came forward regarding the 

request. He said thank you for listening to us here. The main reason why we added this was cost 

of development, this helps, but also with the consideration that this is going in the direction of Vine 

Street. We had that discussion with Public Works on if that is doable because they also had 

concerns of us putting traffic on Vine Street and they were okay with the additional duplex here. 

That is something that we did not just happen to throw it here and see what happens. We had did 

have the conversation with staff, staff was supportive of that. We did not want to add more units 

that would put traffic onto Wren Way. We know that Wren Way has a lot of concerns from the 

neighbors, so we did not want to go in that direction and this was possible here and it was 

discussed with Public Works and Public Works was supportive of having the additional unit there. 

To answer the question in terms of anymore changes of that, this is a preliminary plat this is the 

direction we are going and if City Council approves that, the only changes we can do sometimes 

is minor changes to maybe this line is going to move this way or that way, but the number of units 

is kind of locked. Especially with a right of way dedication and all of that, this is the development 

at this point this is more of a commitment compared to the rezoning. This is a commitment of this 

is what we are doing. 

Chair Finnegan asked if there were any more questions for the applicant. 

Vice Chair Byrd said we have seen this a lot and a lot of the concerns were with Wren Way and 

that has not changed, so I have no issues with that. It was surprising to see more units onto Vine, 

but I feel it is good to just lock in these parcel lines so that is settled and then future owners of 

these parcels do not have to figure out why did someone do it this way as they are trying to drive 

onto Vine. That sounds cruel but that is the just the nature of the beast. I would be in favor of 

approval. 

Commissioner Armstrong made a motion to approve. 

Vice Chair Byrd seconded the motion. 

Chair Finnegan said I did want to just put a footnote, I did recuse myself from the last time this 
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came up in June. I just wanted to say the reason I am not recusing myself on this is because there 

was a potential conflict of interest that turned out to not be a conflict and I would rather be safe 

than sorry. 

Commissioner Armstrong Aye

Commissioner Baugh Aye

Vice Chair Byrd Aye

Vice Mayor Dent Aye

Commissioner Alsindi Aye

Commissioner Washington Aye

Chair Finnegan Aye

The motion to recommend approval of the preliminary plat request with variance passed (7-0). 

The recommendation will move forward to City Council on October 10, 2023.

A motion was made by Armstrong, seconded by Byrd, that this Action Item be approved.  

The motion carried with a recorded roll call vote taken as follows:

Yes: Finnegan, Byrd, Armstrong, Washington, Baugh, Vice-Mayor Dent and Alsindi7 - 

No: 0   

5.b. Consider a request from Shenandoah Valley Organic LLC to close a portion of 

Massanutten Street

Chair Finnegan asked if there were any questions for staff. He also said I will say I cut through this 

area a lot and there are too many cars in that parking lot, I do not use that cut through on my bike. 

My office is just around the corner. I almost hit a pig on my way to the office the other day.

Vice Chair Byrd moved to approve the street closing request. 

Commissioner Armstrong seconded the motion.  

Commissioner Armstrong Aye

Commissioner Baugh Aye

Vice Chair Byrd Aye

Vice Mayor Dent Aye

Commissioner Alsindi Aye

Commissioner Washington Aye

Chair Finnegan Aye

The motion to recommend approval of the street closing request passed (7-0). The 

recommendation will move forward to City Council on October 10, 2023.

A motion was made by Byrd, seconded by Armstrong, that this Action Item be approved.  
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The motion carried with a recorded roll call vote taken as follows:

Yes: Finnegan, Byrd, Armstrong, Washington, Baugh, Vice-Mayor Dent and Alsindi7 - 

No: 0   

6.      Unfinished Business

None .

7.      Public Comment

None. 

8.      Report of Secretary & Committees

8.a.  Rockingham County Planning Commission Liaison Report

Chair Finnegan said it was another request related to Massanutten/Grenoble Woods that ongoing 

development and this one was to amend the total number of acres in the Master Plan and 

redesignate a portion of the map. The way I was reading it, there were not any major... it was not 

like they were adding a bunch of density. They were just shifting some things in the Master Plan 

where the lines were. That was unanimously approved. The second one was a rezoning request 

for Pleasant Valley off of Friedens Church Road. This was a rezoning request of 222 acres from 

and A-1, agricultural to B-1C, business conditional. The property is located off of Interstate 81 

south of Cecil Wampler Road near the old train depot there and it is a large piece of property. It 

was a little hard to follow because of some of the agricultural stuff but basically there is this site 

that had some concern from residents about traffic on Friedens Church Road, B-1C. Devon 

Anders, they said they were downzoning 151 acres. Which did not meet my definition of 

downzoning but there were 8 acres proffered for I-81 expansion in this property. They are 

rezoning to business and industrial. So, part of it is business, B-1C and part of it is I-1C, 

industrial. That was approved unanimously. Then there was a request to rezone 81 acres from 

A-1, prime agricultural, to I-1C, industrial with conditions. That property is located south of 

Scholars Road, also near Cecil Wampler Road. They are trying to build an industrial park there. 

They have actually added a spur for the rail to go in there. I think it is the only place in the Valley 

where they are adding railroad tracks. There was some discussion about there was one other 

what is considered a tier four status industrial site in Virginia and it has to do with attracting 

industry, I think it was somewhere in Northern Virginia. I am not familiar with what tier four 

industrial status means, but it means you can move a lot of freight in and out of there. It is near 81, 

it is right on the rail. It sounds like that is what they are doing and if not clear, I do not think they 

have a plan they were just trying to get it rezoned so that they could say to industry looking at their 

site “hey, we already have that pre-zoned for you.” That was my understanding. 

Commissioner Baugh said if that is what I think it is, that is a potentially interesting railroad 

because that is the short one out there. You actually have Norfolk Southern and CSX connections 

at opposite ends of it. 
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Chair Finnegan said going to Elkton. I guess it would be on the road to Elkton. 

Commissioner Baugh said you also have a connection going down to Staunton to CSX. Which is 

unusual for a rail company that you have potentially good competitive rates. 

Chair Finnegan said we are going to be taking out the rail in the north end of the Valley but not 

south of Harrisonburg. 

Commissioner Baugh said I was involved in how that short line got saved 30 years ago. It was 

really there to maintain the poultry industry to give them a chance at competitive rates. Still, most 

of it comes out in Harrisonburg, Norfolk Southern, but they were going to abandon that and 

eliminate the connection with CSX. It literally a thing where they were shipping something on CSX 

just to keep that there. Once they had the short line, that is why it is existed it was a partnership 

between two big poultry companies. 

Chair Finnegan said it is not clear on what could go in there but it sounds like it could be lots of 

different things potentially. 

8.b.  Board of Zoning Appeals Report

None. 

8.c.  City Council Report

Vice Mayor Dent said we had an actioned packed night last night with a work session to knock 

out some of the nonaction items of presentations and such. I will mention a few that are 

tangentially related to planning. The HRMPO Long Range Transportation Plan highlights from 

Ann Cundy of the HRMPO and the Alice report. An update on widening I-81 from the VDOT 

people. The main discussion there was about sound barriers and the voting process coming. There 

is a consent agenda and on to the public hearings that we are…Another one that I was thrilled 

about was the C-PACE program that I mentioned earlier. That is Commercial Properties 

Assessed Clean Energy. It is a finance mechanism for developers of business or existing 

businesses for retrofits, including multifamily developments, so that is pertinent here. Financing for 

renewable energies such as solar or energy efficiency measures or stormwater abatement or water 

conservation, any number of environmental processes or abatements. The idea is that the loan 

stays with the property instead of going with the owner. Request from Karwan Saeed to rezone 

215 Pear street, it passed. Rezone Hillcrest Drive to R-8, we passed. Again, the discussion about 

is this the wrong tool for the job, but we will deal with the Zoning Ordinance rewrite eventually. 

The Commerce Village 2 met with much enthusiasm for getting people out of homelessness and 

especially targeting veterans, it passed. First Church of the Brethren child daycare, we passed, 

enthusiasm for that as well. Mosby Road, the big thing, we liked that. Mayor Reed, especially, 

was really excited to see all of these things happening. The housing like we want as well as the 

funding transfers for the Homeless Services Center. Passing another round of the ordinance 

Page 38City of Harrisonburg Printed on 11/3/2023



September 13, 2023Planning Commission Meeting Minutes - Final

changes to allow multiple buildings on a site by one owner to have a single water and sewer 

service line, the City Attorney has been working on that. Water service onto Bank Church in 

Rockingham County, we passed. That is about it.

Commissioner Armstrong asked what are the approvals associated with the I-81 expansion? 

Vice Mayor Dent said well, it is happening. The widening is happening, the question is whether 

sounds walls will be installed. 

Commissioner Armstrong said so, City Council, that is the approval, yay or nay, that City Council 

will make that decision? 

Vice Mayor Dent said no, it is the residents vote on it. They have to have 50% of…they 

described the polling process. They send certified letters to everyone who lives within 500 feet of 

the interstate widening and they have to have a 50% response rate and 50% of the respondents 

have to vote in favor of it. Now, there was some question that I quite did not understand, if some 

approve and some do not, does it become a discontinuous wall or does the people who vote 

against it, too bad you get a wall. I do not know exactly how that will work, but they have to have 

a majority of respondents to build it, showing illustration and examples of the sound barriers. I do 

not know exactly what action City Council might take in the future depending on what the votes 

are. 

Chair Finnegan said I do have a follow up question to that, because when rezoning requests come 

through the City, those notices get sent to the property owners not necessarily the residents. 

Vice Mayor Dent said it is sent to both the owners and the tenants. There is something like a three 

fifths arrangement like three fifths to the owner and two fifths to the tenant worth of vote or 

something like that. 

Commissioner Armstrong said do the residents have to pay or grant access or is there any costs 

to the residents? 

Vice Mayor Dent said no, it is all on the dedicated property to 81, it does not go onto 

somebody’s property. 

Mr. Fletcher said well, unless the state is requiring more property for anything. 

Chair Finnegan said whereas being widened, I know the Rockingham County Planning 

Commission that they talked about easements along 81 for some of these properties that were 

being rezoned there because it is going to need to be widened. 

Vice Mayor Dent said well, through the City they are widening inward towards the median and 

putting in a concrete barrier in the median and additional gradation and stormwater stuff that has 
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to go on the sides. 

Commissioner Armstrong asked are they ugly? 

Vice Mayor Dent said no. 

Commissioner Armstrong said so, the reason to vote against it is…

Vice Mayor Dent said you do not want a wall in your backyard. 

Vice Chair Byrd said in concern to the R-8, as a representative of the BZA all I have noticed is 

the energy is to really support whatever the ordinances are. So, that R-8 was a solution to that 

particular problem. 

Vice Mayor Dent said this was Hillcrest, but this was a similar situation that they used R-8 for the 

setback reduction. 

Vice Chair Byrd said yes because the BZA is showing an attitude of not being willing to change 

variances for these types of things. We want to change the ordinance and that is fine, and we 

would be willing to keep those zoning categories, that is also fine. 

Vice Mayor Dent said we want to change the zoning; we have been trying to for a year or more 

now to get the Zoning Ordinance rewrite done. So, there is added enthusiasm or pressure for that. 

Commissioner Washington said last question, who came up with the three fifths rule renter versus 

homeowner? 

Vice Mayor Dent said that was VDOT presenting to us. Whether it is VDOT or the national 

Department of Transportation, Wesley do you know? 

Commissioner Washington said that sounds terrible, awful. Historically as well as we talk about…

9.      Other Matters

9.a.  Review Summary of next month's applications

Ms. Dang said if you would all would allow me, I have an item 9b and c. Review of next month’s 

applications, there are three items that we will be presenting to you all next month. Our 

recommendation is to hold one meeting. I see head nods acknowledging yes, you all are 

agreeable. Our next meeting, however, is not next month. Our next meeting will actually be next 

Tuesday September 19, which Commissioner Armstrong had brought up earlier. Ross Weaver 

from Wetlands Watch will be coming here in person to do the presentation. He and I have 
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discussed in his proposals that it would be a 40 minute presentation with a 20 minute Q&A. 

Vice Mayor Dent asked the usual 6:00pm?

Ms. Dang said yes. 

Chair Finnegan said 6:00 on a Tuesday. 

Ms. Dang said yes, Tuesday September 19 at 6:00pm. The final thing I wanted to update you all 

on is that we are excited that we have hired now a new Zoning Administrator. Evan Winkler will 

be starting with us this coming Monday the 18th. He comes to us from Saint Louis, Missouri 

where he had been a Zoning Plans Examiner. He has a master’s degree from Ball State University 

in Urban Design and a bachelor’s degree in landscape architecture from Virginia Tech. With 

regard to the Zoning and Subdivision ordinances update project, I know that you all talk about 

that frequently, I just wanted to set expectations here that there will be a learning period for him to 

get settled. So, it may be several months before we can offer you an update on the timeline and 

anticipated milestones as we move forward with that project again. Adam, Wesley and I will 

begin resuming to work on that more actively. Several months ago, just be aware that we had 

discussed with the project consultants that they could continue a little bit of work on it as they 

were able to, knowing that we could not commit a lot of time to working on it, side by side with 

them. So, my next step now is to check in with the consultants and see where they are at and 

work with them on setting that schedule and milestones to present back to you in the coming 

months. 

Vice Chair Byrd said this is not important but I will not be at next Tuesday’s meeting because I 

have to work from 6 to 7, not that I do not want to hear that information. 

Ms. Dang said it will be recorded and available online as a typical Planning Commission meeting. 

Commissioner Alsindi said is the presentation only for us exclusive or is it public?

Ms. Dang said it is a public meeting. 

Chair Finnegan asked who has Rockingham Planning Commission. 

Ms. Dang said I think Vice Chair Byrd is assigned to the October 3 meeting. 

10.      Adjourment

The meeting adjourned at 8:53 p.m.

NOTE TO THE PUBLIC
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Staff will be available at 4:00 p.m. on the Tuesday before the next Planning Commission 

meeting for those interested in going on a field trip to view the sites on the next agenda.

INTERPRETATION SERVICES

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

Commission 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 de la 

Comisión de Planificación. 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

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 3

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

Commission 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
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