JAY AND CARMEN BARRON
630 Keezletown Road, Harrisonburg, VA 22802 « (304) 771-4848

January 2, 2020

VIA EMAIL AND HAND DELIVERY

Harrisonburg Planning Commission

409 South Main Street

Harrisonburg, VA 22801

Attn: Alison Banks, Zoning Administrator (alison.banks@harrisonburgva.gov)

Re:  Rezoning Request — 650 Keezletown Road (Juniper Hill Commons) (R-1 to R-7)

Dear Planning Commission Members:

We write concerning Harrisonburg Cohousing, LLC’s (the “Company”) request to rezone
a 5.48 acre parcel at 650 Keezletown Road from R-1 (Single-family Residential District) to R-7
(Medium Density Mixed Residential Planned Community) and to develop, on what is now
largely open green space, a “cohousing” community consisting of 9 buildings, 28 residential
units, and parking lots sufficient for 56 spaces (the “Proposed Development”). We own and
reside in a single-family home next door to, and on the westward side of, the Proposed
Development, at 630 Keezletown Road. We are concerned that the Proposed Development will
negatively impact adjacent property owners and the surrounding community and believe, as
currently proposed, it is inconsistent with the City of Harrisonburg’s Comprehensive Plan and
zoning ordinance.

We moved to Harrisonburg in 2016, in large part to be closer to our two granddaughters
who live in Northern Virginia. We quickly fell in love with the place. As we all know,
Harrisonburg offers the best of all worlds—a picturesque setting with gorgeous Blue Ridge
views, a vibrant downtown and restaurant scene, and an active, engaged community. We
particularly enjoy our little slice of heaven on Keezletown Road. We chose the property because
it offered a rural setting in close proximity to shopping and other amenities. Much of the
surrounding property is undeveloped farmland, and because our home sits on a rise, we have
beautiful eastward and northward views of rolling hills peppered with cattle, deer, or other
wildlife that pass through often. We can even see Massanutten Peak! Those views—and our
property value—are now endangered by the Proposed Development, which calls for concentrated
construction of numerous multi-story buildings and parking lots just a few feet from our
property.! After first learning of the Proposed Development, we planted new trees in an attempt
to protect the view and create privacy, but given the density of the planned construction and the

! The Company proposes to situate all 9 buildings and parking lots on the southern half of the 5.48 acre
parcel located nearest our property. We note that the Company’s master plan proposes a maximum
density of 8 dwelling units per acre. However, given that all 29 dwelling units will be located on ~two
acres, the actual density would be closer to 15 units per acre.
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fact that our home sits many feet higher than the site of the Proposed Development, we fear those
efforts will be unsuccessful.

Although we stand to suffer the most direct impacts from the Proposed Development,
many other nearby property owners will be similarly affected. We are concerned about the likely
light pollution in the neighborhood from dozens of new lights (including possible lights over the
parking lots proposed on the outside perimeter of the parcel),? as well as the additional noise that
we believe will result from adding 50+ people (and their motor vehicles) to a small ~two-acre
space. In addition, all neighbors will be impacted by likely increased traffic on Keezletown
Road and at the intersection with Country Club Road. That four-way intersection, which has no
stop light, is already busy, and we expect that the Proposed Development will make it worse.

We believe the Proposed Development is inconsistent with the City of Harrisonburg’s
long-term plan for the Keezletown Road area. As you know, in late 2018, the Planning
Commission and City Council adopted an updated Comprehensive Plan that included a Land Use
Guide that recommends a future, long-term (20+ year) plan for land use. The Land Use Guide
comprises “the official land use policy of the Comprehensive Plan and is to be used as a guide in
such matters as rezonings.”® Importantly, the Land Use Guide recommends that the site of the
Proposed Development and surrounding area be used for “low density” residential housing, as
opposed to the medium density cohousing community the Company proposes. This low density
recommendation is consistent with the current R-1 zoning designation, matches the existing rural
character of the area, and would ensure that any future development meshes with, and has
minimal impact on, the existing community. We see no good reason at this juncture for the
Planning Commission to re-consider the City’s long-term plan, which was adopted a little more
than a year ago.

Further, we do not believe that the Proposed Development meets applicable zoning
requirements. For example, the zoning ordinance states that, with respect to R-7, multi-family
development may be permitted only if the applicant:

has demonstrated that the proposed multifamily development’s
design is compatible with adjacent existing . . . single-family
detached and attached residential development. Compatibility
may be achieved through architectural design, site planning,
landscaping and/or other measures that enmsure that views from
adjacent single-family detached and attached residential
development and public streets are not dominated by large
buildings, mechanical/electrical and  utility  equipment,
service/refuse functions and parking lots or garages.

2 We note that the Company’s master plan does not specify the quantity or type of lighting that will be
present, other than to state that it will seek to use downward-facing light fixtures.

3 Chapter 6 of Comprehensive Plan at 9.
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Sec. 10-3-57.6(d) (emphasis added).

The Company’s proposed master plan appears to ignore the impact of the planned multi-
story, multi-family dwellings and numerous parking lots on the views from our home. The
Company’s plan would place three-story, stacked condominiums ~60 feet from our property line
(Building #2), and three-story townhomes ~20 feet from our property line (Building #3). The
Company also proposes stacking residential apartments on top of a common house near the
location of an existing single-family detached dwelling (Building #1). This building would be
positioned on a hill ~90 feet from our property line. Because of its higher elevation, we expect
that building would be prominent and visible from nearly all points of our property (both outside
and through windows in our home) and from passing traffic on Keezletown Road. The
Company’s plan would locate the tallest buildings nearest our property (Buildings #1, #2, and
#3), while locating the more compact, two-story buildings on the opposite side of the property
(Buildings #7 and #8). In addition, the Company plans to construct a large, 20-space parking
lot within ~5 feet of our property line. The Company’s rezoning narrative notes that parking
areas will be placed on the “outskirts of the development,” but those “outskirts” are essentially
our backyard.

The City notes on its website that the purpose of zoning is to, among other things,
“protect and conserve the value of buildings, and encourage the most appropriate use of the
land.” We do not believe the Proposed Development meets those goals, as it is counter to the
City’s long-term plan for low density residential development in the area, contrary to zoning
regulations, and likely to diminish the value of adjacent properties. For these reasons, we are
opposed to the Proposed Development.

However, should the Planning Commission be inclined to move forward with the
Company’s rezoning application, we respectfully request that, during the January 8, 2020 public
hearing on this matter, the Planning Commission require the Company to address and respond to
at least the following questions:

o Why would rezoning of the property for medium density development be
appropriate when the City’s Comprehensive Plan calls for long-term, low density
development in the area? Did the Company consider alternative sites for the
Proposed Development within areas of the City planned for medium density
development?

° What steps has the Company taken to mitigate the impact of the Proposed
Development on adjacent properties and single-family homes, including the
Barron property?

o Why are the tallest buildings proposed on the half of the parcel nearest the
Barron’s property line? Has the Company considered an alternative plan that

4 In fact, 20 of the 28 proposed residential units would be located on the western half of the parcel nearest
our property.
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would locate buildings farther from the Barron’s property line, especially
three-story buildings?

o What is the proposed height difference between Building #1 and the other
proposed buildings—that is, taking into account the elevation of the land, by
how many feet taller will Building #1 be than the other proposed buildings?

o The Company’s master plan does not appear to include proposed height
limitations for the new buildings. What height limitations is the Company
proposing? What are the heights of each of the proposed buildings?

o The Company’s master plan states that 6-foot opaque fencing will be used to
separate parking spaces from exterior property lines. Will the Company agree to
install a higher 8-foot fence? What materials does the Company intend to use for
fencing? Is the Company willing to place an opaque fence along the entire
boundary with the Barron property to serve as a visual barrier?”

° The Company’s master plan proposes planting trees adjacent to Keezletown Road
every 12.5 linear feet. Is the Company willing to agree to plant trees along the
boundary with the Barron property at the same, or more frequent, intervals? Is the
Company planning to keep (i.e., not cut down) existing trees within 3 feet of the
boundary with the Barron property?

o The Company’s rezoning narrative states that outdoor lighting will be directed
downward but provides no other details. What types of lighting will be used?
How many lights will be installed? Where will lights be installed? What steps is
the Company taking to avoid light pollution toward neighboring properties,
including the Barron property?

o What is the construction timeline for the Proposed Development?

o Is the Proposed Development fully funded? Is there a risk that construction
would begin but not be completed in a timely fashion?

ok sk ok sk

We very much appreciate your consideration of our concerns with the Proposed
Development and look forward to discussing these issues at the public hearing on January 8.

> We believe that fencing along only a portion of the property line would look awkward and request that,
if the Company’s rezoning request is granted, it be required to place an 8-foot, opaque fence the entire
length of the boundary with our property, using material mutually agreed to by us and the Company.
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Very Truly Yours,

/s/ Carmen Barron

Carmen Barron

/s/ Jay Barron

Jay Barron

cc: Harrisonburg Cohousing, LLC (via U.S. Mail)

Page 5



January 5, 2020
To Members of the Harrisonburg Planning Commission,

| have invested in land for a multigenerational Cohousing neighborhood
because of my former neighbors Bill and Marie Fender. Well, inspired that is, by
Marie and Bill, who informally adopted me and my infant son when | was an
isolated young widow with no family members living nearby. They showed me
how important it is for both children and parents to have a loving supportive
community apart from their biological family.

Marie, Bill and their other children have never missed a celebratory occasion in
my son’s life and to this day we spend holidays together. We are all immensely
enriched by being a multigenerational “family of the heart.”

Today many young couples, parents, and singles find themselves in cities far
away from their biological relatives. This combined with both parents working full
time puts tremendous strains on families, who typically have little time to
participate in the community organizations which for earlier generations provided
extended support systems. Likewise, older adults often miss the stimulating
company of younger generations - their children and grandchildren may well live
in other states. So all generations will benefit from owning homes in our
Cohousing neighborhood, supporting one another, and celebrating life’s journey.
Children can feel safe because they know and interact with with their neighbors.

The second reason | helped buy this land is that | am a good steward of God’s
earth. | strive to minimize the physical resouces | use and protect our open green
spaces. Together with my like-minded Cohousing friends, | pledge to continue
treating responsibly the land on which we live. With an eye towards future
generations, we look forward to planting native trees and other native plants that
support a healthy environment.

We who have purchased the 650 Keezletown Road property have a vision for a
safe and supportive neighborhood of privately owned homes that will benefit



Harrisonburg as its population grows. We look forward to contributing to the
excellent reputation of the Friendly City, where citizens care about and respect
one another.

Sincerely,
Eleanor Baker
1725 College Ave.

Harrisonburg, VA. 22802



January 6, 2020

Planning Commission of Harrisonburg, VA

Thank you for scheduling the Application for Rezoning for 650 Keezletown Road (Juniper Hill
Commons) during your upcoming January 8, 2020 meeting. My wife Sharon and I are co-owners in this
cohousing endeavor and are hopeful the application is favorably accepted.

We are presently Harrisonburg homeowners happily living in a single family home. Because of our age,
we are beginning to consider downsizing. There are many options in Harrisonburg, including smaller
homes in the area or apartment living, either of which is available in the area retirement communities.
While some amenities of retirement community living appeal to us, we would miss intergenerational
living. Cohousing fulfills this option.

We see cohousing as a group of people and families coming together, working together, caring for and
sharing with each other regardless of age, race or religion. This housing concept appeals to us, and we
believe it can offer positive and healthy effects for our entire Friendly City.

We see Juniper Hill Commons as a positive residential option for Harrisonburg. This Keezletown site is
an area within the city ripe with possibilities. Nearby schools will attract multi-generational households.
Rezoning the property from R-1 to R-7 will expand the city’s tax base but require less city maintenance
than the development of a single-family home community on the same property.

Evidence abounds that the acreage has had little care for decades. Our goal as Juniper Hill Commons
community is to not only provide multiple housing units but to improve this property by developing a site
that is pleasant for both us and the neighborhood that surrounds us. We plan to encourage animal and bird
species beneficial to the area and replace undesirable flora with numerous fruit, flowering and
ornamentals plantings and gardens.

We hope that Juniper Hill Commons can become our new home. Thanks so much for considering our
rezoning request and for your tireless work for Harrisonburg.

Sincerely,
Duane and Sharon Miller

1003 Blue Ridge Drive, Harrisonburg



Thanh Dang

From: Carmen Barron <csbarron5105@gmail.com>

Sent: Friday, January 17, 2020 5:06 PM

To: Thanh Dang; Alison Banks

Subject: Petition in Opposition to Re-Zoning Application
Attachments: Petition in Opposition to Re-Zoning Application.PDF
Thanh,

| have attached a petition concerning the application of Harrisonburg Cohousing LLC to rezone the parcel of land at 650
Keezletown Road, Harrisonburg, VA from R-1 to R-7. The signatures are from nearby residents and property owners
who are opposed to the Harrisonburg Cohousing LLC's application for reasons that include: loss of property value,
inconsistency with character and symmetry of the neighborhood, light pollution, obstructed views dominated by multi-
story buildings(including apartments and stacked condominiums), and increased traffic and danger to drivers on
Keezletown Road (including that the opposed entry to the development is a blind turn).

Regards,
Carmen Barron
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Dan & Naomi Shenk
1820 Country Club Road, Harrisonburg, VA 22802

January 17, 2020
Hand Delivered
Harrisonburg Planning Commission, 409 South Main Street, Harrisonburg, VA 22801

Attn: Alison Banks, Zoning Administrator

Re: Rezoning Request for R1 - R7 - for 650 Keezletown Road (Juniper Hill Commons)
Dear Planning Commission Members:

We are writing concerning Harrisonburg Cohousing LLC's request to rezone a 5.5 acre
parcel at 650 Keezletown Road from R1 to R7.

We have 2 concerns. The main concern being what happens to the zoning if the R7
zoning is approved for the current request and then for some reason the Juniper Hill project
cannot move forward due to lack of funds or interest. Will the rezoning be approved for this
specific project? If Harrisonburg Cohousing LLC resells the property, would it be sold as R7 or
R1? Would a different project need to be brought to the planning commission for approval?
Our concern is that it might be resold for a less desirable R7 project. What is your policy?

Our second concern is how this project directly impacts our neighbors, Jay and Carmen
Barron who have already submitted their concerns to you.

Thank you and we look forward to your response,

Dan & Naomi Shenk

S, Z@u
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Thanh Dang

From: Jane Bleeg <jellen@rochester.rr.com>

Sent: Tuesday, February 4, 2020 10:23 AM

To: Thanh Dang

Subject: For the Harrisonburg Planning Commission members
Importance: High

Harrisonburg Cohousing - Juniper Hill Commons letter of support
February 4, 2020
Dear Harrisonburg Planning Commission member,

| am writing on behalf of Harrisonburg Cohousing to support their effort to create Harrisonburg’s first cohousing
community, Juniper Hill Commons. While | do not live in Harrisonburg, my daughter Erica Cavanagh and granddaughter
Sadie do. My husband Michael and | visit Harrisonburg several times each year. We are considering moving to
Harrisonburg to be a part of Juniper Hill Commons and live near Erica and Sadie, and we envision the possibility that
Erica and Sadie might want to join the community as well. If there is no cohousing community in Harrisonburg it will
decrease the likelihood that we will move there.

Michael and | are retired from the business and nonprofit sectors, very active in the Rochester NY community as
volunteers with individuals and nonprofit organizations, and worked for 5 years to try and establish Rochester’s first
cohousing community. We ran into numerous barriers, primarily related to zoning, established limits to number of units
per acre, and the City telling us they would put a property up for bid and pointing us to it, then failing to do so. After so
many years of trying we decided to give up, to great disappointment of more than 20 people who had worked hard and
invested money and time for so long. | sincerely hope the people working on Juniper Commons do not come to the
same fate.

Cohousing provides an outstanding opportunity for people of all ages to live together in ways that support their
wellbeing throughout all stages of life. The degree of interdependence that develops is exactly what Michael and | seek,
with young and old helping each other and thriving together. At the same time, it has been found in both the Ithaca
area, and in California, that cohousing communities do better than comparable neighborhoods in terms of overall
housing value, and stability/recovery during downturns. Rather than being a burden in any way on neighbors, cohousing
residents are friendly, helpful, and generally contribute to the wellbeing of a neighborhood. In fact, they come to be
seen in such a positive light that often additional cohousing communities are built in the region because more and more
people want to live in them once they see what a great quality of life results (Ithaca’s 3-community Ecovillage, northern
California, and the Durham NC region with 6 communities are examples).

We await news from the Juniper Hill Commons folks about the results of your February 12 meeting, and encourage you
to vote yes on giving them the needed permissions to move forward.

Warmly,

Jane Bleeg

940 Mt. Hope Avenue

Rochester NY 14620

585-315-2406, jellen@rochester.rr.com

Faith is the bird that feels the light and sings when the dawn is still
dark. --Tagore
1



FLORA
E PETTIT

AT LAW
Attorney at Law

Direct: (540) 437-3118

Phone: (540) 437-3100

Fax: (540) 437-3101

g0 North Main Street, Suite 201
P.O. Box 1287

lah@fplegal.com Harrisonburg, Virginia 22803

February 4, 2020

City of Harrisonburg

City Council

Planning Commission

Department of Community Development
409 S. Main Street

Harrisonburg, VA 22801

RE:  Juniper Hill Commons Master Plan
Dear City Council Members, Planning Commissioners, and Planning Officials:

] am writing on behalf of CH LLC, the owner of Harrisonburg tax parcel 70-A-1 which
adjoins the proposed Juniper Hill Commons site to the north, and has frontage on both Country
Club Road and Keezletown Road.

We have been following the Master Plan process with interest, and there are many aspects
of the rezoning that my client is pleased to see, including the City's consideration of more flexible
"master plan" zoning allowing mixed housing types that include multi-family development and
employing a cluster concept that concentrates density. We were disappointed to see the maximum
density decreased from 8 dwelling units per acre under the initial Master Plan submittal to 6
dwelling units per acre in the January 30 submittal, and believe the City should consider density
as originally requested by the applicant and supported by planning staff as in keeping with the
overall goals of the City's Comprehensive Plan.

In addition, there are some questions and concerns we hope can be addressed:

1. The Master Plan calls for a 30-foot setback from Keezletown Road for accessory
buildings and structures and 33-foot setback for parking lots (except two spaces within 15
feet of the public right-of-way) -- but then only imposes a 15 foot setback from
Keezletown Road for principal buildings. Particularly given that the City’s Capital
Improvement Plan contemplates improvements to Keezletown Road and its intersection
with Country Club Road, it seems that the same 30-foot setback applicable to accessory
buildings should also apply to principal buildings.

www. fplegal.com

Charlottesville | Harrisonburg
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2;

The Master Plan contemplates a sidewalk along Keezletown Road’s frontage with the
proposed project. Walkability of this site is a concept repeated in the Master Plan Zoning
Requirements (which state that the site is “walkable to stores and restaurants”) and in the
January 8, 2020 staff report. There is currently no sidewalk between this site and
Country Club Road, no light at the intersection for crossing Country Club Road to the
shopping center across the street, and a steep hill with no sidewalk, marked lanes or
designated sidewalk up to the blind curve at the top of the hill from Country Club Road
to the shopping center.

The Master Plan Zoning Requirements state that there will be “sidewalk/bike path along
its frontage with Keezletown Road,” and we understand from staff that the City's
ordinances will require that segment of sidewalk be constructed by the developer as part
of site plan and construction approval (within the existing road right-of-way, it appears
from the Master Plan). We question whether that is sufficient to ensure safe pedestrian
travel from the site to stores and restaurants, and suggest that additional sidewalk,
pedestrian cross-walk, stoplight and turn lanes are necessary to ensure the safety of those
venturing on foot from Juniper Hill Commons to any business on the other side of
Country Club Road.

Although the Master Plan Zoning Requirements reference a foot bridge across the stream,
nothing in the Master Plan seems to limit that to a pedestrian crossing. Although the
Master Plan Zoning Requirements were revised as of January 30 to provide that all
housing, community buildings and parking will be within the designated areas on the
south of the stream, the Master Plan still expressly allows "accessory buildings" and
"other green space amenities" north of the stream. We are curious what exactly would be
allowed and whether this language could be more specific. For example, does it allow for
a clubhouse or other substantial structure?

We ask that this be clarified to make it clear that no enclosed buildings are permitted
north of the stream. So a picnic shelter could be constructed, but not a clubhouse. And
even so, we believe it advisable to protect CH LLC and the other adjoining neighbors that
the Master Plan Zoning Requirements impose specific limits on the types, square footage
and height of accessory buildings in the designated open space area (as we believe the
only limit currently is the height restriction of 40 feet) as well as more substantial
setbacks (as the setback would otherwise be 5 feet from the property line). We also ask
that the Master Plan Zoning Requirements expressly state that the stream crossing/bridge
is pedestrian only.

The stream crossed by the proposed bridge, which bisects the Master Plan property, is a
major drainage channel for stormwater from the golf course, development across
Keezletown Road and points beyond as well as Keezletown Road itself. It is my
understanding that when it rains, the stream swells and water cascades along it out to
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Country Club Road, where it joins with other stormwater running across and along
Country Club Road and within its historic dry creek bed, causing flooding within Country
Club Road and sometimes extending back onto the property of CH LLC and others.

The plans presented seem to contemplate piping of stormwater into that stream, which
seems likely to exacerbate the existing problems. Since this stream also crosses my
client’s property and affects Country Club Road when flooding occurs, we are concerned.
Although we are aware that stormwater regulations will apply to the development, we
believe that this rezoning creates an opportunity for the City to address this issue in a
broader way and ask that the project be required as part of the Master Plan to incorporate
stormwater retention facilities within the open space area to help manage stormwater
flow into the stream and mitigate flooding risks.

CH LLC asks that planning officials consider requiring a fence to delineate and separate
the open space area of the Juniper Hill Commons open space from the adjoining land.
Given that the open space area is planned as a recreational area for residents of the
development, it seems approptiate to define the property boundary in a visible way. In
addition, because the property of CH LLC extends from the Juniper Hill Commons site
all the way to the elementary and middle school campus, we are concerned about
residents walking to school across the adjoining land, creating liability risks for CHLLC,
which is a risk a fence could help to mitigate.

We appreciate your consideratjon of these issues, in hopes that they are addressed in the
Master Plan Zoning Requirements. To be clear, CH LLC is in support of this rezoning (and
in fact, advocates for the higher density originally proposed), so long as appropriate
protections are incorporated to address the concerns outlined above. Thank you, and please
reach out if you have questions or would like to discuss any of these issues.

cC:

807002

CHLLC
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216/2020

i

Petition In Support of the Rezoning Application for Juniper Hill Commons

Petition In Support of the Rezoning
Application for Juniper Hill Commons

We, the undersigned, support the efforts of Harrisonburg Cohousing to establish Juniper Hill
Commons as a cohousing community at 650 Keezletown Road. We believe this planned
community reflects the values of our friendly city with a plan for a safe, walkable,
sustainable neighborhood. They seek to reduce their footprint on the earth by living in
smaller private homes, sharing some amenities, using renewable energy sources, and
preserving open green space. The applicants have invested considerable time, energy, and
financial resources in a plan for a more sustainable future than sole dependence on
traditional housing policies will allow. We urge the Planning Commission and City Council to
provide them an opportunity to create a neighborhood that our city can point to with pride.

* Required

Email address *

Your email

Name *

Your answer

Address *

Your answer

https://docs.google.comfforms/d/e/1 FAIpQLSdAZgzrDGP-5tloN-4KXt4zCMNF Q6ghVxEQIbSKIDWAFIo9Nw/viewform
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Date *
Date

mm/dd/yyyy

Submit

Never submit passwords through Google Forms.

This content is neither created nor endorsed by Google. Report Abuse - Terms of Service - Privacy Policy,

https://docs.google.com/forms/dle/1FAIpQLSdAZgzrDGP-5tloN-4KXt4zCMNF Q6ghVxEQIbOKIDWAFlo9Nw/iviewform
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