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Topics | Ordinance Diagnostic

• Background

• Stakeholder Interviews and Online 

Survey

• Critique

• Next Steps

• Comments/Q&A
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• Staff, Ord. Advisory Comm., and Open 
House meetings / coordination

• STT & OAC review and comment
• Revisions to modules
 Ordinances in 3 draft modules with 

revisions (enCodePlus)
 Module presentations

PHASE 2: 
ITERATIVE DRAFTING

January – August 
2021

• Compilation of Public Hearing Drafts
• Public Hearings
 Public Hearing Drafts
 Finalized enCodePlus site
 Adopted Ordinances

PHASE 4: 
ADOPTION

September –
December 2021

Project Process | Milestones

• Review plans and ordinances
• Field reconnaissance
• Stakeholder interviews 
• Video conferences w/ STT & OAC
 Summary of Input, Diagnostic, 

Annotated Outline

PHASE 1: 
PROJECT INITIATION 

& ORIENTATION

July  - December 
2020

• Compilation of Public Review Drafts
 Public Review Draft
 Public Review Draft Presentations 

PHASE 3: 
PUBLIC REVIEW & 

COMMENT

August – September 
2021
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Work So Far | Preliminary Efforts
• KKC Review and Staff Teleconferences

• Bi-weekly calls with staff
• Review of current ordinances
• Consideration of list from Staff 

• Online Survey
• Gauge opinions on development in 

the City

• Mapping 
• Comparison between existing 

zoning map and recommendations 
of the Future Land Use Guide in 
Comprehensive Plan

• Annotated Outline
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Refresher | Initial Goals – Based on Comprehensive Plan 
• Encourage areas with a mix of uses, housing types, and lot sizes.

• Promote more single-family detached and duplex housing units.

• Promote the development of lower cost and affordable housing. 

• Expand opportunities for infill, reuse and redevelopment.

• Promote walkable neighborhoods.

• Provide off-street parking to adequately meet demand without 
oversupply.

• Adapt to new trends and demands while ensuring that new 
development and redevelopment of residential, commercial, and 
industrial properties will be compatible with existing land uses and 
with planned land uses of surrounding properties.
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Comprehensive Plan | Implementation
• Plans set broad policies for growth and economic 

development.

• An Ordinance is a set of laws, standards, procedures, and 
an official map as implementing regulations.

• Zoning divides the City into districts including:
• Uniform sets of permitted, administrative, special, 

accessory, temporary, and prohibited uses.

• Consistent dimensional standards (height, setbacks, lot 
size).

• Development standards (landscaping, signs, parking, 
building and site design).
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Zoning Basics | What Zoning and Subdivision Regs Can Address
• Land Use on Private Property

• Building Placement, Design, Height

• Parking

• Landscaping

• Signs

• Sidewalk, Street Width, Easement, and Open Space Dedication and Standards

• Procedures for Obtaining Approvals

• Nonconformities

• Enforcement
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Zoning Basics | What Zoning and Subdivision Regs Do Not Address

• Property Tax Assessments or Tax Rates

• Annexation Plans

• Building Structural Safety (electrical, mechanical, HVAC)

• Public Works Projects

• Street or Sidewalk Repair

• Dilapidated Structures
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Comprehensive Plan | Goals, Objectives, and Strategies

Vision Statement: 
The City of 

Harrisonburg –
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.
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Comprehensive Plan | Selected Objectives

• Create positive images of the City through 
landscaping and design improvements at 
the City’s gateways, along major travel 
corridors, in residential neighborhoods, 
and in commercial and industrial areas.

• Encourage areas with a mix of uses 
(residential and nonresidential) and areas 
with different housing types and lot sizes in 
locations identified in the Land Use Guide. 

Characteristics of a Major Mixed Use Development

Landscaped Residential Streetscape
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Comprehensive Plan | Selected Objectives
• Support stewardship of the natural world and enable 

sustainable development. 

• Preserve, expand, and manage networks of natural habitat 
corridors, green spaces, and forested areas that are accessible 
and usable by all community members.

• Protect and increase tree canopy cover in the City.

Subdivision Without Clustering of Lots that is “Borrowing” 
Open Space From Adjacent Property

Undeveloped Area / 
Open Space
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Comprehensive Plan | Selected Objectives
• Adapt to new trends and demands while 

ensuring that new development and 
redevelopment of residential, commercial, 
and industrial properties will be compatible 
with adjacent existing uses and with planned 
land uses of surrounding parcels.

Auto Sales and Townhouse With Minimal Buffer
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Comprehensive Plan | Selected Objectives

• To improve the ability of people and 
goods to move efficiently and safely 
throughout the City, while considering 
existing and future needs of people and 
planned land uses.

!
! !!!!

!

Multiple Curb Cuts Along Neff Ave.

!!
!

High Connectivity and Low Connectivity
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Stakeholder Interviews| Introduction
• Interviewees

• Developers, Engineers, Attorneys, Architects, Builders
• Residential Developers and Real Estate Professionals
• Business Owners and Commercial Property Managers
• People who live in Harrisonburg
• Environmental Advocates
• Providers of Social Services
• Education Professionals

• Staff Technical Team and Ordinance 
Advisory Committee

• Key Questions
• What’s Working Well?
• What is Not Working Well?
• What is the Development Review Process Like?

Stakeholder: Anyone 
involved in or with 

an interest in a 
process or outcome 
(land development)
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Stakeholder Interviews | Recurring Themes
• Student Housing

• Built, heavily used, use declines, then becomes lower-income 
housing but without the support infrastructure needed for lower 
income populations

• Impacts on neighboring properties

• Creation of Multi-Modal, Mixed-Use Environments 
• Very few, if any areas of town are truly mixed use and open to all 

travelers
• Interest in form-based codes

• Affordable Housing
• Cannot get off the ground
• What can Zoning and Subdivision Ordinances

do to make affordable housing a reality?

| Objectives & Outcomes

Older Mixed-use 

Infill Housing

Student 
Housing
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Stakeholder Interviews | Recurring Themes

| Objectives & Outcomes

• Densification
• The City cannot annex any additional land; have to grow denser 

and upwards, rather than out.
• How to accomplish this with good design and development that 

aligns with the Comprehensive Plan?

• Parking
• City needs to modernize and right-size its parking requirements.
• Explore parking maximums and more opportunities for parking 

credits / reductions.

• Timeliness of Review
• Ordinances should have more Administrative / Staff authority to 

make decisions.
• Look for other opportunities to improve efficiency.

“Are we making smart land use choices as 
undeveloped land becomes more limited and

are we finding creative ways to balance density 
with livability in a small-city setting?” –

Comprehensive Plan

Parking for new mixed-use 
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Online Survey| Demographic Results

| Objectives & Outcomes

• Multiple Choice Results: https://bit.ly/38vyhly

• Open Ended Results: https://bit.ly/35gVt50

• Question 1: Most respondents live and work in 
Harrisonburg with a significant number 
owning rental property in the City.  

• Question 2: Sunset Heights and Old Town have 
most respondents.

https://bit.ly/38vyhly
https://bit.ly/35gVt50
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Online Survey| Multiple Choice Results

| Objectives & Outcomes

• Question 3: In existing single-family developed 
areas, allow infill for more single-family, along with 
accessory dwelling units and possibly conversion 
to  duplex, under compatibility standards.

• Question 4: General preference that single-family 
detached housing should take up the majority of 
residential land area in the future.

• Question 5: Most important features for 
neighborhood commercial: Parking in the rear, 
small-scale signs, and pedestrian orientation of 
buildings.

Features of neighborhood commercial

Single-family infill 
off of Chicago 
Avenue
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Online Survey| Multiple Choice Results

| Objectives & Outcomes

• Question 6: Relax home occupation standards

• Question 7: Most important topics for new 
Ordinances to cover are: improving pedestrian and 
vehicular circulation, sustainable development, 
and mix of housing types and lot sizes

• Question 8: Generally agree that higher density 
residential development in exchange for amenities 
/ facilities such as open space and civic gathering 
areas

Mix of housing types

Infill Development 
with Open Space 

and Gathering Area  
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Online Survey| Open-Ended Results

| Objectives & Outcomes

• Question 9: What development or area in Harrisonburg or in another community do you like 
and why do you like it?

IX Art Park, Charlottesville, VA
Clarendon, Arlington, VA

Downtown Mall, Charlottesville, VA

Pleasant Grove, Palmyra, VA
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Online Survey| Open-Ended Results

| Objectives & Outcomes

• Question 9: What development or area in Harrisonburg or in another community do you like and why do you 
like it?

Hillandale Area

Sunset Heights

Preston Lake

Downtown
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Online Survey| Open-Ended Results

| Objectives & Outcomes

• Question 10: What development or area in Harrisonburg or another community do you dislike?

Port Republic Rd Corridor Area Around the Mall

Townhouses Without 
Variety or Green Area
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Topics | Critique

• Plan Implementation and Best 

Practices

• Land Uses and Form

• Zoning Districts

• Parking

• Housing

• Legal Matters

• Procedural Streamlining

• User-Friendliness

• Structure of New Ordinance
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Land Uses and Form| Create a Consolidated Use Matrix
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Land Uses and Form| Rely on Use Categories

• Group Land Uses Together 
in Categories.

• Treat Like Uses the Same.

• Remove Inconsistencies.
• Duplex
• Duplex Dwelling Units
• Duplex Dwellings
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Land Uses and Form| Don’t Micromanage Land Uses

• One Row for a Multitude of Uses.

• Shortens the Use Table. 

• Less Emphasis on the Use Taking Place 
inside the Building

• More Emphasis On Building Design and 
Form
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Land Uses and Form| Concentrate on Design and Form

A B

C
D E

• Building Design, Form, 
Placement, and Orientation

• Maximum 
Setbacks

• Building 
Frontages

• Orientation 
of Features

Maximum Setback LineRight-of-Way / Property Line



City of 
HARRISONBURG, VIRGINIA

Zoning and Subdivision Update

Land Uses and Form| Washington & Main

• …

Future Land Use Guide – Mixed Use:
Single Building, Parcel, or Entire Neighborhoods
Quality Architecture & Strategic Green Spaces

All Housing Types

Figure Ground Drawing – Building Locations in 
Relation to Property Lines
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Land Uses and Form| Washington & Main

Aerial Photo

Street Views
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Land Uses and Form| Washington & Main
• Mixed Use Zoning District

• Definition: Development in which a 
combination of residential and commercial 
uses (e.g., residential-over-retail), or 
several classifications of commercial uses 
(e.g., office and retail), are located on the 
same parcel or in the same building .  
Pedestrian-orientation, buildings close to the 
street, and civic, hardscape, or landscaped spaces as anchors are important 
characteristics

• Reworked / Combined District
• Accommodates horizontal and vertical mixed use of varying use types by-right
• Design standards and comprehensive site plan review are essential

• Minimum Site and Building Areas
• Building Types
• Minimum Building Heights in Addition to Maximum
• Massing, Scaling, and Transitions
• Landscape, Hardscape, and Civic Spaces
• On-Street and Structured Parking and Concealed Off-Street Parking
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Zoning Districts | Consolidation
• “Future Land Use Designation” based on

Comprehensive Plan
• “Proposed New Districts” shows updated

zoning based on Land Use Designations.
• “Development Types” in Residential and

Mixed-Use Districts allow a land owner
flexibility and the public certainty.

• “Current Districts” shows the City’s current
zoning districts and how they correspond
to the Future Land Use Designations,
Proposed New Districts, and Development
Types.

• 18 current districts to a fewer number of
districts
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Zoning Districts| Development Types Sample
MR, Medium-Density 
Residential

Lot Area 
(Square Feet)

Minimum Common 
Open or Civic Space

Density 
(Units per Acre) Permitted Housing Types

Conventional 
Development Type

5,000 S-F-D
2,000 S-F-A/Duplex

5%
15%

6.5
13.5

Single-Family Detached, 
Duplex, Single-Family 

Attached

Mixed Use 
Development Type N/A 20% 20

Same as Above plus 
Multiplex and Townhouse
And Limited Commercial

• Consolidation of R-2, R-3, R-4, R-6, and R-7
• Based on Medium Density Residential and Medium Density Mixed Residential in Comprehensive Plan
• S-F-D = Single-Family Detached; S-F-A = Single-Family Attached
• Plan recommends 15 - 20 units per acre
• Consider no minimum lot area for Mixed Use Development Type
• Standards for Limited Commercial control impacts, scale, building footprint, etc.
• Multiplex is a single residential structure with 3 to 4 separate dwelling units
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Zoning Districts| Development Types Sample

Conventional
6.5 – 13.5 Units per Acre with 

5 – 15% Open / Civic Space
Single-Family Detached and 

Duplex

Mixed Use (Horizontal or 
Vertical)

Up to 20 Units per Acre with 
20% Open / Civic Space

Residential

Commercial
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Other Issues to Address | Land Uses and Zoning Districts

• Ensure All Land Uses and Use Categories Have 
Definitions and Update Existing Definitions 

• Provide Details for Specific Accessory Use 
Regulations, Such as Considering Accessory 
Dwelling Use Regulations

• Repair Inconsistencies Within the Ordinances 
and Between Them

• Modernize Home Occupation Requirements
• Other Ways of Helping to Enable Businesses 

and Organizations to Prosper During COVID-19
Relaxation of Temporary Signs 
May be One Way to Mitigate 

COVID-19 Impacts
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Parking| Parking Reform
• Planning Basis

• Strategy 4.1.2 – Design of Parking
• Strategy 4.1.3 – Placement of Parking (front, 

side, rear)
• Strategy 4.4.1 – Exploration of Parking Maxs.
• Strategy 4.4.1 – More Parking Reductions

• Considerations for Right-Sizing
• Use / Density 
• Structure vs. Surface
• Alternatives to Off-Street

• On-street parking
• Proximity to fixed bus route

• Shared Parking
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Parking| Parking Reform
• Require or Incentivize Structured 

Parking with Activity on the First 
Floor 

• Tuck-Under, Stand-Alone, 
Activated, and Integrated

• Incentivize Structured Parking with 
FAR / Density Bonuses

• Allow Activated and Integrated 
More Widely

• Restrict Stand-Alone to Fewer 
Districts
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Parking| Parking Reform

• Align Parking Ratios with Permitted Land Uses
• Consider Maximum Parking Requirements for 

Certain Districts, Uses, and / or Building Sizes
• Current B-1 District is Exempt from Parking
• Cap at 120% (More? Less?) of minimum requirement

• 2,000 SF Restaurant – Min 20 spaces; Max 24 spaces

• Consider First 2,000 (or More) Square Feet of a 
Nonresidential or Mixed Structure Does Not Require 
Parking

• 3,000 SF Restaurant – Min 10 spaces; Max 12 spaces
• Consider Exempting Certain Changes in Use From 

Increased Parking Requirements
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Housing | Infill / Affordability
• What Can Zoning do to Help With Obtaining More Affordable Housing? 

Additional Density Streamlined Review
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Housing | Infill / Affordability
• R-1 Zoning

• Main Permitted Use is Single-Family Detached
• Minimum Lot Area – 10,000 square feet
• Minimum Lot Width – 80 feet

• 3 Nonconforming Lots of Record
• 3,800 square feet each
• 20 feet in width each
• 11,400 square feet / 60 feet

• Consider Allowing Smaller Lots, Replatting
to Bring Closer to Compliance, or Even 
Bonus Housing Types for Nonconforming 
Lots of Record

• 2 Smaller Single-Family Lots?
• 1 Duplex With “Look Alike” Design Standards?
• 3 Rotated 75’ Wide x 50’ Deep Lots?
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• Broaden the Context for Infill

• Currently Zoning Ordinance has Setback Averaging Based on Average Setback of Block or 
Average Setback of Two Nearest Structures on Same Side of Street.

• What if the Minimum Lot Size 
and Building Height was also
Based on this Context?

• Result is Incremental Densification, 
even if the Zoning Ordinance does 
not Typically Allow Such Lot Sizes 
and Heights.

Context of Vacant Corner Lots, Instead of Being Based on Two Adjacent Lots 
or Block Face, Could be based on Two Tiers of Lots and Across Street



City of 
HARRISONBURG, VIRGINIA

Zoning and Subdivision Update

Housing | Students / Multifamily
• Frequently Mentioned in Stakeholder Interviews and Survey
• Considerations

• Set the lot area per unit high to limit density and limit overall site acreage for multifamily.
• Set locational standards: larger multifamily only permitted in commercial districts with a separation 

requirement from lower density residential.
• Increase site design / amenity requirements so they become more 

attractive to non-student families.
• Student Housing Overlay District – Enforcement? 

• Outside of Zoning
• Explore a rental inspection program for life and safety 

to maintain standards.
• Investigate whether unit layouts that have larger kitchens and 

fewer bathrooms are feasible so they are reusable by families later.
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Legal Matters | RLUIPA

• Religious and Institutionalized Persons Act
• Local Governments Cannot Treat Different Places of 

Worship Differently. (City in Compliance)
• Local Governments Must Even-Handedly Treat 

Places of Worship and Secular Places for Public 
Assembly. (Parking)

• Group into “Public Assembly” Use Category
• Clean  Up Language

• Churches 
• Churches or Other Places of Worship
• Religious, Educational, Charitable and Benevolent 

Uses
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Legal Matters | Reed vs. Gilbert
• Supreme Court Case

• With Some Exceptions, Cities Cannot 
Regulate Signs Based on Content or 
Purpose

• Current Sign Regulations Appear 
Content Neutral – ½ the Battle!

• ONE Exception, “Entry/Exit Sign”
• Reclassify as Incidental
• Provide Allowance for Such Signs

• In Survey, Decreasing Sign Size was 
More Popular Than Increasing
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Procedural Streamlining | Consolidation of Districts

• R-6, Low Density Mixed Planned 
Community

• Single-Family Detached is Main Use
• 6 Units per Acre
• 15% Common Open Space or Park
• Lot Area, Width, and Setbacks: Open Ended

• R-1, Single-Family Residential
• Single-Family Detached is Main Use
• ~ 3.5 Units per Acre
• Lot Area: 10,000 SF
• Lot Width 80 feet
• No Open Space

R-6

R-1

R-1

R-1

R-1
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Procedural Streamlining | Consolidation of Districts

• Eliminate the R-1 and R-6 districts and create a new district that may have elements 
of today's R-1 and R-6 districts.

• Weave in Objective Development and 
Compatibility Standards. 

• Implements the Low Density Residential and 
Low Density Mixed Residential in 
Comprehensive Plan.

• Consolidating Districts is Ultimate
Streamlining Because no Rezoning is Needed 
in the First Place.

• Saves Developer in Time, Uncertainty, 
Soft Costs.

• Provides Predictability to the Public and is One More Step Toward Affordability

R-6

R-1

R-1

R-1

R-1
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Procedural Streamlining | Increased Administrative Authority & Review 
Clarity
• Consider Administrative Adjustments

• Allow the Zoning Administrator to allow a 5 to 10% 
adjustment to certain numerical standards in Ordinances.

• Subject to Criteria related to Impact of Surroundings, 
Consistency with Purposes of Ordinances and of Zoning 
District, Does not Relate to a Condition of Approval or a 
Proffer.

• Appealable to Board of Zoning Appeals.
• Setbacks, Building Heights, Other Standards.

• Allow for Alternative Compliance for Landscaping
• Apply to Space Limitations or Physical Constraints of Lot
• Plans Provide Equal or Better Means of Meeting Purpose
• Plans May Incorporate Low-Impact Development Features 

as Mitigation

Low-Impact 
Development 

Features: Cistern 
and Swale
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Procedural Streamlining | Increased Administrative Authority & Review 
Clarity
• Consolidate Common Review 

Procedures for Zoning and 
Subdivision into a Single Article

• Shows Purpose of Procedure
• Expiration
• What Review Bodies Make 

Recommendation and Which Take 
Final Action

• Types of Public Notice Required (if 
any)

• Cross-Reference to Associated 
Standards
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User Friendliness | Content

• Keep Standards out of Definitions and the 
Names of Uses.

• Consolidate and Simplify Names of Uses.
• Keep Standards with Standards and Procedures 

with Procedures.
• Assign Review and Decision Responsibilities to 

Actual Bodies or Staff Positions, Rather than “the 
City”.

“Vehicles, recreation equipment, trailers, 
over the road tractors, their trailers, heavy 
equipment, manufactured homes, 
industrialized buildings, or agricultural 
equipment sales or storage served by a 
permanent building facility unless already 
incidental to an existing building. No 
vehicle salvage, storage of inoperable 
vehicles, or sale of junk is allowed unless a 
special use permit is approved allowing a 
junk yard.”     Could be Simplified

“Home occupation: …there is no 
advertising on the premises, and no other 
display or storage or variation from the 
residential character of the premises...no 
person outside the family is employed …”
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User Friendliness | Platform
The Ordinances 
aren’t just hosted 
on the City’s 
website – They ARE 
a website
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User Friendliness | Platform

• Navigation
• Search
• Clickable Cross-

References
• Definition Pop-Ups
• Numerous 

Illustrations and 
Tables
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User Friendliness | Platform

• Mega-Menus
• Calculate or 

Measure
• Sight Triangle
• Sign Area / Height
• & More

• Building and 
Frontage Types

• Direct Links to 
Application 
Procedures
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Structure of New Ordinances | Annotated Outline

ZONING ORDINANCE

Article A – General Provisions

Article B – District Development Standards

Article C – Use Standards

Article D – Parking, Loading, and Stacking

Jurisdiction of Ordinance
Purpose Statements
Applications already in Processing
Other Typical Legal Provisions

Establishment of Zoning Districts
Development Standards

Lot Area and Width
Density
Building Height
Building Placement & More

Measurements and Flexibility
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Structure of New Ordinances | Annotated Outline

COMMON DEVELOPMENT PROVISIONS 
ORDINANCE

Article A – Development Review Bodies

Article B – Common Development Review
Procedures

Article C – Definitions and Rules of 
Construction

Establishes or References City Council, 
Planning Commission, Board of Zoning 
Appeals, Planning Director & More

Provisions for Development Review Steps 
that are Shared Among Zoning and 
Subdivision Procedures including Public 
Notice, Conduct of Public Meetings and 
Hearings, Common Review Criteria & 
More

Meaning of “shall” vs. “may” & More
Acronyms and Abbreviations
Definitions for the Zoning and Subdivision 
Ordinances



City of 
HARRISONBURG, VIRGINIA

Zoning and Subdivision Update

Next Steps | Upcoming Materials
• Questions / Comments – Email Thanh by December 4

• District Comparison Analysis and Comparative Map of Land Use and Zoning Districts -
Week of December 21

• Preliminary Draft of Module 1 for Staff Technical Team Review – Week of January 4

• Revised Draft of Module 1 for Ordinance Advisory Committee Review – Week of 
March 8

• In-Person / Virtual Meetings with STT and OAC – April 5 - 6 
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