




March 31, 2026 
 
Via Hand-Delivery  
 
Attention: Thanh Dang, Deputy Director 
Department of Community Development 
City of Harrisonburg, Virginia  
409 South Main Street 
Harrisonburg, Virginia 22801 
 

Re: Application to Amend R-7 Master Plan 
 
Dear Ms. Dang: 
 

Our firm represents Propst Family Development, LLC which has entered into a contract with 
Collicello North, LLC for the potential aspect of the Collicello North development (the “Development”), 
which is a permitted R-7 development with a Master Plan approved by the City Council on July 23, 2013. 
The Development features a mixture single-family homes and townhomes in a New-Urbanism, 
community-centered design.  

 
Certain permitting steps toward construction of the Development have been completed, including 

(i) City approval of a site plan, (ii) approval of a preliminary subdivision plat, (iii) subdivision of portions 
of the Development, (iv) approval of subdivision variances to as contemplated by the Master Plan, and (v) 
recordation of covenants for the Development.  

 
However, for construction of the Development to proceed, Propst Family Development, LLC has 

applied for certain Proposed Amendments to the Master Plan.  The intent of the Proposed Amendments is 
to keep the core vision of the original Development, described on the enclosed “Collicello North Vision” 
document1, but to adjust and update some details to enable the houses within the Development to be 
constructed at a product and price-point that meets market demand for housing within Harrisonburg and 
is economically viable, both for the developer and for the homeowners.  
 

The following is a summary of the main proposed amendments to the Master Plan: 
 

• Language regarding NetZero energy efficiency is modified to provide that although the 
houses will be constructed with certain energy-efficient features, including features that 
make the houses ready for the installation of solar panels, that the actual installation of 
solar panels will be optional for the homeowners. This amendment enables the developer 
to construct the housing at a price-point that is more affordable, while still making 

 
1 This language has been removed from the Master Plan at the suggestion of City Staff, but is being provided here for 
informational purposes as it is still relevant to the Project.  
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installation solar a viable option for homeowners, either at the time of purchase or at some 
time thereafter.   

• Appendix A, Conceptual elevations and renderings, are removed from the Master Plan to 
provide for flexibility in construction and over time.  

• Phasing is eliminated, to provide flexibility to adapt construction to market demands.   
• Appendix C is removed, and language regarding the Property Owners’ Association 

declaration is simplified to provide flexibility for changes, from time to time, except that 
language regarding public and private easements shall not materially change without 
permission from the City Zoning Administrator.   

 
 Please let me know if you have any questions or would like more information regarding these 
proposed amendments.  
 

Cordially,  
 
       Jordan Bowman 
 
Jordan K. Bowman 
JKB 
Enclosure – Vision Document 
 
  



Collicello North Vision 
 
I. Introduction 
 

The following information comprises the Vision for Collicello North and the zoning 
regulations for development. 

Vision 
The Vision conveys the philosophy behind the conception and intent of Collicello North. 

Zoning Regulations 
The zoning regulations as identified in this section and Master Plan Layout (described below) 
define the myriad of regulations necessary to bring the Collicello North Vision to fruition. 

Master Plan Layout 
The Master Plan Layout (the “Layout”) is a graphic depiction of the Zoning Regulation sections, 
but the Layout is a governing detail of the Collicello North development, generally depicting where 
roads, buildings, sidewalks, landscaping, grading, and utilities will be provided.2 

 
II. Vision 

Collicello North is designed to be a community aligned with the purpose of the R-7 district and 
based on the 7 New Urbanism Principles: 

1) The basic building block of a community is the neighborhood. 
2) The neighborhood is limited in physical size, with well-defined edges and center. 
3) Corridors form the boundaries between neighborhoods, both connecting and defining the 

neighborhoods. 
4) Human scale sets the standard for proportion for buildings. Buildings must be disciplined 

in how they relate to their lots if public space is to be successfully demarcated. ·, 
5) Treating a range of transportation options as important is fundamental. 
6) The street pattern is conceived as a network to create the greatest number of alternative 

routes from one part of the neighborhood to another. 
7) Civic buildings belong on preferred sites such as squares and neighborhood centers. 

 
General Intentions of Housing and Neighborhood 
The houses of Collicello North are intended to be energy efficient and solar-ready. This means that 
at the core of each house will be the principles of design that are sustainable and efficient in 
practice, balanced against the goal of providing houses that are reasonably affordable. .The houses 
are oriented to welcome the southern exposure, providing protection from the north while 
providing sufficiently sized and oriented roof space for solar and photo-voltaic arrays.  

Weaving private areas and public areas into useable and inviting space is a challenge within urban 
planning. The R-7 asks for clustered groupings of living units to allow for open space. This is much 

 
2 Some utilities are identified on the Master Plan Layout as “proposed”,  



easier to do when using a multi-family housing concept but is more difficult within a single-family 
model. Adding to the design challenges is the need to account for the demands of sustainable 
living. Through quality design, Collicello North has incorporated a zero-lot-line setback concept 
to create private outdoor living area, which also serves as the spacing between buildings to allow 
for access to the southern sky. The master plan will allow for multi-family development within the 
area delineated for mixed used. If such units are developed, these units will be integrated and made 
compatible with Collicello North's other residential units through the use of good site planning, 
common architectural themes and landscaping. 
 
Collicello North will also  incorporate a bicycle and pedestrian path. The purpose of this 
approximately 150' long and six (6) feet wide paved strip is to connect the upper streets with the 
lower access private road that leads to Edom Road. This connector has further significance as the 
developers of Collicello North would like to help connect this neighborhood to the planned 
Northend Greenway. Increasing the accessibility to the greater community while minimizing 
residence reliance on automobiles by creating and encouraging alternative transportation options, 
is a major component in Collicello North's New Urban Principles and emphases on sustainability. 

The vision is for Collicello North to uniquely apply the attributes of the R-7 zoning in such a way 
that allows for the principles of New Urbanism, traditional neighborhood and sustainable design, 
to serve our community long into the future. 
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Collicello North 
 

I. Zoning Regulations for Collicello North 

Lot area, width, and depth, and setbacks for all buildings are stated in Table A. 

 

TABLE A 
 
 

 

LOT 

TYPE1 

 

 

#of units 

 

LOT SIZE 

(MIN.SF) 

 

LOT DEPTH 

(MIN) 

 

LOT WIDTH 

(MIN) 

 

 

SETBACK 

A- single family 7 2000' 70' 30' 0' 

B- single family 7 1600' 50' 30' 0' 

C -single family 3 1600' 45' 30' 0' 

D-town home 6 700' 35' 19' 0' 

E-town home 6 900' 40' 19' 0' 

F-town home 6 700' 35' 19' 0' 

Multi-Family as permitted by density no minimum no minimum no minimum 0' 

 

 

 

Non-Residential 

 

 

 

N/A 

No minimum or 

maximum other 

than as required 

by the R-7 zoning 

regulations. 

 

 

 

no minimum 

 

 

 

no minimum 

 

 

0' 

• Any residential building type may be developed in conjunction with the mixed-use area or areas later added to the Master Plan 

 

**If the existing single family structure within the mixed-use area is used as a detached single family home there shall be no minimum lot size, lot depth or lot 
width requirements and it shall have zero setbacks. 

 

The Master Plan Layout illustrates the general arrangement and location of buildings and where residential 

unit types will be located. The application of typical requirements of the City's Zoning Ordinance Article 

T and other regulations for this development are specified below. 

1. No provisions of the City's Zoning Ordinance Article T shall apply, however matters normally 

regulated by Article T are otherwise regulated as indicated below. 

• Patios, courtyards, terraces, porches and other similar features may have zero setbacks along all 

property lines. 

• Section 10-3-111 Height shall be applicable. 

• Accessory buildings shall be held to the same setbacks required of principal buildings and as 

afforded by the provisions of the H.O.A. 

2. Walls and fences, beams and similar items which may restrict passage or vision or simply enhance 

private property shall not exceed 8', and may be located with a zero setback as afforded by the 

provisions of the H.O.A. except as restricted by needed sight lines for traffic. 

3. In the event that residential dwellings utilize garage space to meet minimum required parking 

requirements, such space shall not be converted to livable space. 

 
1 A prior version of this Master Plan included specific building types. With this revision to the Master Plan, there is no inclusion of 

specific building types. However, the dimensions for these lot types as shown on this table still apply.  
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4. Any community building (i.e. pavilion) and any future amenities for the green/open space can be 

constructed in common areas with zero setbacks and as afforded by the provisions of the H.O.A. 

5. A mixed-use area has been designated at the corner of 5th and Collicello Streets (See the Master Plan 

Layout in Appendix A). This area will include any of the following uses: Non-Residential as permitted 

by the district, Multi-Family Units, and/or any of the residential unit types listed in Table A or the 

existing single family detached structure. The existing structure will be maintained as is or either 

renovated with new construction added or will be demolished and new building(s) constructed. Lot 

and dimensional requirements for such uses is governed by Table A. 

6. A property owners association (“HOA”) will be created to own and maintain common areas, 

easements, and improvements thereon. A Declaration of Covenants, Conditions, and Restrictions (the 

“Declaration”) will be recorded that will serve as the governing document for the HOA. The terms of 

the actual Declaration may be amended from time to time during the existence of the Project, provided 

that the public and private easements shall not be materially altered except upon permission in writing 

from the City Zoning Administrator.  

7. Each home will be constructed to be solar-ready, including reserved breaker space in the main panel, 

conduit run from attic to electrical room, conduit stubbed toward the meter location, roof structural 

consideration for future attachment, and wall space allocated for inverter or battery. 

 
Streets and Parking 

The location of streets, access to parking areas, and sidewalks shall be constructed in the areas generally 

shown on the Master Plan Layout. The private road entrance for Collicello North off of Edom Road may 

be shared with tax map 40-I-6. 

A variance to the Subdivision Ordinance for the design of streets, alleys, blocks, easements, sidewalks, 

and all such related features along with allowing lots to not have public street frontage shall be applied for 

during the preliminary platting of this development. 

 

The variance is needed so the preliminary plat and final plat can be adopted in accordance to the Master 

Plan Layout.  

Landscaping within the public and private street rights-of-ways will be maintained by the Collicello North 

Home Owners Association. 

 

Bicycle and Pedestrian Path 

As indicated on the Master Plan Layout, a bicycle and pedestrian path will be constructed in the general 

located shown along the west end of the Lower Green and Type D2 lots and will continue north between 

the Type F & E lots. If this path cannot be accommodated in this general location, a different location 

may be provided within the development to provide the same connection intent as described in the 

Vision. 

 

 

 
2 See footnote 1.  
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Appendix A 

Master Plan Layout 

 



(1)

(2)

Sec. 10-3-111. - Height.

The height regulations heretofore established will be adjusted in the following cases:

The height limitations of this chapter shall not apply to the architectural features such as

chimneys, spires, etc., and necessary accessory structures such as water towers, smoke-

stacks and conveyors which are incidental to uses permitted in nonresidential districts.

The limitations on the number of stories shall not comply to buildings and structures not

intended for human occupancy, but heights shall be governed by technical and environmental

standards.

(Ord. of 4-23-96)
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Collicello North 

 
I. Introduction 

The following information comprises the Vision for Collicello North and the zoning regulations for 

development. 

Vision 

The Vision conveys the philosophy behind the conception and intent of Collicello North. 

Zoning Regulations 

The zoning regulations as identified in this section and Master Plan layout (described below) define the 

myriad of regulations necessary to bring the Collicello North Vision to fruition. 

Master Plan Layout 

The Master Plan layout is a graphic depiction of the Zoning Regulation sections, but the layout is a 

governing detail of the Collicello North development generally depicting where roads, buildings, 

sidewalks, landscaping, grading, and utilities will be provided. 

 

II. Vision 

Collicello North is designed to be a NetZero Ready Community aligned with the purpose of the R 7 district 

and based on the 7 New Urbanism Principles: 

1) The basic building block of a community is the neighborhood. 

2) The neighborhood is limited in physical size, with well defined edges and center. 

3) Corridors form the boundaries between neighborhoods, both connecting and defining the 

neighborhoods. 

4) Human scale sets the standard for proportion for buildings. Buildings must be disciplined in how 
they relate to their lots if public space is to be successfully demarcated. ·, 

5) Treating a range of transportation options as important is fundamental. 

6) The street pattern is conceived as a network to create the greatest number of alternative routes from 
one part of the neighborhood to another. 

7) Civic buildings belong on preferred sites such as squares and neighborhood centers. 

Every detail of Collicello North is designed to facilitate the manifestation of these principles and concepts 

into the fabric of a vibrant traditional neighborhood that is connected to greater Harrisonburg. Collicello 

North does not wish to define itself as its own community, but rather as a neighborhood among 

neighborhoods within the Harrisonburg community. 
















