
 

The following two items are on the Tuesday, March 12, 2013 City Council meeting agenda 
and will be heard as a Planning Commission and City Council joint public hearing. 

 
Rezoning – Cassco Ice (B-1C & M-1 to B-1) 217 S. Liberty Street & 115 W. Bruce St. 
Public hearing to consider a request from 217 South Liberty Street LLC and D&D Investors LLC 
to rezone two parcels totaling 2.1 +/- acres from B-1C, Central Business District Conditional and 
M-1, General Industrial District to B-1, Central Business District. The properties are located at 
217 South Liberty Street and 115 West Bruce Street and can be found on tax maps 25-F-9 & 9B. 
This rezoning would eliminate the existing proffers, all of which are associated with providing 
on-site parking, on tax map 25-F-9. 
 
Zoning Ordinance Amendment – Sections 10-3-85 (1) and 10-3-91 (1) (B-1 and B-2 
Manufacturing) 
Public hearing to consider a request to amend the Zoning Ordinance Section 10-3-85 Uses 
Permitted Only By Special Use Permit of the B-1, Central Business District and Section 10-3-91 
Uses Permitted Only By Special Use Permit of the B-2, General Business District. Subsection (1) 
of both the B-1 and B-2 list of special uses currently allows City Council to approve applications 
for:  “Processing and assembly operations when not employing more than ten persons on the 
premises in a single shift and provided that all storage and activities are conducted within a 
building.” The proposed amendment would modify subsection (1) of both sections by adding 
“manufacturing” as an allowable use and it would increase the number of employees permitted 
on a single shift to 15. All other provisions would remain the same. 
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REZONING – Cassco Ice (B-1C & M-1 to B-1) 217 S. Liberty Street & 115 W. Bruce St. 

GENERAL INFORMATION  

Applicant:  217 South Liberty Street LLC and D&B Investors LLC 

Tax Map:  25-F-9 & 9B 

Acreage:  2.1 +/- acres 

Location:  217 South Liberty Street and 115 West Bruce Street 

Request:  Public hearing to consider a request to rezone two parcels, one zoned B-1C, Central 
Business District Conditional and the other zoned M-1, General Industrial District, 
both to B-1, Central Business District. 

LAND USE, ZONING, AND SITE CHARACTERISTICS 
The Comprehensive Plan designates this area as Mixed Use Development. This designation includes 
both existing and proposed new mixed use areas. These areas are intended to combine residential and 
non-residential uses in planned neighborhoods where the different uses are finely mixed instead of 
separated. These areas are prime candidates for “live-work” and traditional neighborhood 
developments. Live-work developments combine residential and office/service uses allowing people to 
both live and work in the same area, which could be combined in the same building or on the same 
street. The gross residential density in areas outside downtown should not exceed an average of 15 
units per acre, though all types of residential units are permitted: single family detached, single family 
attached and apartments. Apartments are permitted only if single family detached and/or attached units 
are also provided and together cover a greater percentage of the project site. Residential densities in 
downtown may be higher than an average of 15 units per acre, and 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. 

The following land uses are located on and adjacent to the property: 

Site:  Vacant Cassco Ice building zoned B-1C and Vision Technology Group, LLC business 
location, zoned M-1 

North:  Business offices including LD&B Insurance Agency Inc., zoned B-1 and across West 
Bruce Street, vacant building currently zoned M-1 but in the process of potentially being 
zoned B-1 

East:  Across South Liberty Street, municipal parking lot, zoned B-1 

South:  Daily News Record, zoned M-1 

West:  Across Norfolk South Railroad, property owned by C&W Railroad, zoned M-1 



 
 

EVALUATION 
The applicants are requesting to rezone two parcels, one comprised of two acres (tax map 25-F-9) 
currently zoned B-1C, Central Business District Conditional and a separate 4,774 square foot parcel 
(tax map 25-F-9B) currently zoned M-1, General industrial District, where if approved both parcels 
would become zoned B-1, Central Business District. The two-acre tract includes the vacant Cassco Ice 
industrial building that has public street frontage along South Liberty Street and West Bruce Street. 
Blacks Run flows along the property’s southern boundary. The 4,774 square foot parcel has frontage 
along West Bruce Street and is the current location of Vision Technology Group, LLC—a business 
office providing professional information technology consulting and services. (In October 2001, the 
adjacent properties housing LD&B Insurance Agency Inc. and Twin State Supplies Inc. were rezoned 
from M-1 to B-1. In February 2005, the entire block across South Liberty Street, which includes the 
municipal complex, was rezoned from B-2 to B-1.) 

To be clear, there are no proffers associated with the rezoning request. The document submitted by the 
applicants titled, “The Ice House: An Adaptive Mixed Use Regenerative Plan,” is not proffered and is 
only a concept, or vision plan, to help portray what the redeveloped site could look like. 

The two-acre Cassco Ice building property was rezoned in 2006 from M-1 to B-1C, when the owners, 
at that time, intended to redevelop the site into a mixed-use development with residential 
condominiums, professional offices, commercial and retail space and possibly a restaurant. That 
redevelopment plan involved removing portions of the building to create space for on-site parking. To 
that end, while leaving in the ability to operate any B-1 use, the property owners proffered to provide 
on-site residential parking along with on-site parking for uses based upon 35 percent of B-2 parking 
regulations. The existing proffers are as follows: 

 On-site parking for future development of the [217 South Liberty Street] property will be 
provided according to the following ratios: 

o 1 parking space for each residential unit, plus; 

o 35% of the required spaces stipulated for by the Zoning Ordinance for other uses (e.g. 
restaurant, retail, professional offices, etc.) if the property were zoned B-2. 

If the current rezoning request is approved, all proffers would be eliminated leaving the property zoned 
B-1. As demonstrated, the existing proffers did not limit the uses allowed within the B-1 district; 
therefore, the property will continue to be permitted to utilize all by-right uses along with allowing 
property owners the ability to apply for any of the listed special uses within Section 10-3-91. If 
approved, the property would gain the benefit of having no minimum parking regulations while 
sustaining the right of no minimum setback requirements. 

The current owners have different plans for redeveloping the Cassco Ice property than were envisioned 
back in 2006. They still intend to create a mixed-use building but, unlike the previous plan, the main 
footprint and mass of the existing complex is planned to remain in place. With such a redevelopment 
plan, at some point of redevelopment, and depending upon the uses that ultimately occupied the 
building, the existing on-site parking proffers would restrict the complete redevelopment of the 
existing buildings. This is because without removing portions of the building the property is not large 
enough to provide all of the on-site parking that would end up being required for such a large complex. 
For this reason, the applicants are requesting to rezone the property and eliminate the proffers. If the 
rezoning request is denied, the property can still redevelop and support any permissible B-1 use, but 
the redevelopment would be controlled by the proffered on-site parking requirements. 



 
 

As most are aware, when a property is zoned B-1 the expectation is the uses that operate at the site can 
rely on public parking lots and decks and utilize on-street parking spaces. Typically, staff has concerns 
with parking issues when a property is requesting to rezone to the B-1 district as adding such zoning 
places more strain on the City’s existing downtown public parking facilities. However, staff does not 
have this concern with this request. First, the property owners already have a comprehensive site plan 
in review for a 104-space parking lot on an M-1 zoned parcel located diagonally across West Bruce 
Street and the Norfolk Southern rail line from the subject property. This parking lot, which is a by-
right use in the M-1 zoning district, will primarily serve the Cassco Ice building property. Staff also 
believes the characteristics of this site will control the type of tenants interested in occupying space in 
the building. If a business necessitates on-site parking to be successful, that business would most likely 
choose a different location. Moreover, the applicants are very much aware of the parking requisite for 
most business plans and are arranging to construct several on-site parking spaces. At this time, the 
number to be provided is not known. 

The other property included in this rezoning application is tax map 25-F-9B owned by D&B Investors 
LLC. The request is to rezone their 4,774 square foot lot that is adjacent to the Cassco Ice building 
property and improved with a two-story 2,640 square foot building from M-1 to B-1. In November 
2000, the Board of Zoning Appeals granted setback variances for this property’s western and southern 
property lines, which permitted the establishment of the existing lot layout. Rezoning the property to 
B-1 would not only be beneficial for the property to be considered conforming to setback regulations 
to all property lines but it would also make the existing business office use conforming to the Zoning 
Ordinance. With regard to this property’s impact on downtown parking, staff has no concerns that 
rezoning this property to B-1 would cause unforeseen strain on downtown parking availability. This is 
because this property’s parking demand has existed for years with little to no impact. 

Downtown Parking Services, while concerned with increasing the need for parking downtown, 
believes this request is in the best interest of the City’s downtown revitalization efforts and had no 
negative comments to offer regarding rezoning either property to the B-1 district. 

Overall, staff has no concerns with rezoning either property to the B-1 district and supports the request. 
The rezoning would align the properties with the Comprehensive Plan’s Mixed Use Development 
Areas land use designation. It supports the efforts of downtown revitalization as it is indicated by the 
Comprehensive Plan as part of the Downtown Revitalization Area identifying it as the heart of the City 
and region, an economic engine, a source of civic pride, an arts and entertainment center, and a quality 
place to shop, work, and live. The rezoning also supports the efforts of Harrisonburg Downtown 
Renaissance. What is more, the subject properties are within a quarter-mile radius of Court Square 
furthering its significance toward revitalizing Harrisonburg’s core as this property is within easy 
walking distance to many services and neighborhoods. 
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ZONING ORDINANCE AMENDMENT 

Section 10-3-85 (1) and 10-3-91 (1) 
 
Staff is proposing modifying the Zoning Ordinance to allow manufacturing by special use permit 
(SUP) within the B-1, Central Business District and B-2, General Business District. The 
amendments would occur within Sections 10-3-85 and 10-3-91—the B-1 and B-2 Uses Permitted 
Only By Special Use Permit sections respectively—modifying subsection (1) of each code 
section. Subsection (1) for both sections have the same language and regulating provisions. 

Staff proposes the following amendment to both sections (additions are underlined and deletions 
are stricken): 

Manufacturing, Pprocessing and assembly operations when not employing more than ten 
(10) fifteen (15) persons on the premises in a single shift and provided that all storage and 
activities are conducted within a building. 

As shown above, staff is not only proposing to add manufacturing to the listed special uses, but 
is also proposing to increase the number of employees permitted to work at the site in a single 
shift. The reason why the maximum number of employees in a single shift is even regulated is to 
communicate, by ordinance, that such industrial uses should be small-scale in nature and have 
very little impact on the surrounding uses. B-1 and B-2 zoned property is not intended for large, 
intense industrial uses, especially the B-1 district since it is intended to be a pedestrian oriented 
business area and also permits residential units; this is why all storage and activities are required 
to be within a building. 

The existing SUPs were added to the Zoning Ordinance in 1996 when the Zoning Ordinance was 
comprehensively re-written, which included the creation of special uses. To date, no property 
owner has ever requested this SUP in the B-1 district. In the B-2, district, however, three such 
special uses were requested, all of which were approved. They included:  a 1996 request to allow 
Blauch Brothers, Inc. to operate a sheet metal and/or cabinet processing and assembly operation 
at 911 Chicago Avenue; a 1997 request from J. Kenneth Kline to allow processing and assembly 
operations associated with a small book repair, binding, and stamping business at 613 West 
Market Street; and a 1998 request from Harman Properties LLC to allow Pitney Bowes to 
process mail at 51 Burgess Road. 

There have been a few times in years past that small-scale manufacturing businesses have 
inquired about locating on property zoned B-1 or B-2, only to find out that such uses are not 
permitted. During those times, similar zoning amendments were casually discussed, but they 
were never seriously pursued. 



 

Staff’s current proposal is due mainly to the recent activity associated with the redevelopment of 
the Cassco Ice building. Although there are no solidified manufacturing tenants, the redeveloped 
space could provide an opportunity for such uses, and with the mentioned past interest of those 
types of uses on B-1 and B-2 property, staff thought it would be good planning and zoning 
practice to propose these amendments at this time. Staff also believes that increasing the number 
of employees permitted on a single shift would create flexibility for such businesses and foster 
growth. We do not believe there would be negative consequences in increasing this number as 
the number still conveys that such uses should be small-scale, and furthermore, the City 
maintains authority to condition any SUP request. Approving these amendments could create 
opportunities for budding or small manufacturing businesses. 

Staff recommends approving the proposed Zoning Ordinance amendments to Sections 10-3-85 
(1) and 10-3-91 (1). 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

ORDINANCE AMENDING AND RE-ENACTING SECTION 
10-3-85 

 

OF THE 
CODE OF ORDINANCES 

CITY OF HARRISONBURG, VIRGINIA 
 

Be it ordained by the Council of the City of 
Harrisonburg, Virginia: 
 
That Section 10-3-85 Uses Permitted Only By Special Use Permit of the B-1, Central 
Business District be amended by modifying subsection (1) as shown: 
 

(1) Manufacturing, Pprocessing and assembly operations when not employing more 
than ten (10) fifteen (15) persons on the premises in a single shift and provided 
that all storage and activities are conducted within a building. 

 
The remainder of Section 10-3-85 is reaffirmed and reenacted in its entirety, except 
as hereby modified.   

 
 This ordinance shall be effective from the _____ day of __________, 2013.  
Adopted and approved this _____ day of ____________, 2013. 

 
     ______________________________  
     MAYOR 
 
 
     ATTESTE: 
 
 
     _________________________________________  
     CLERK OF THE COUNCIL 
 
 
 
 
 
 



 

ORDINANCE AMENDING AND RE-ENACTING SECTION 
10-3-91 

 

OF THE 
CODE OF ORDINANCES 

CITY OF HARRISONBURG, VIRGINIA 
 

Be it ordained by the Council of the City of 
Harrisonburg, Virginia: 
 
That Section 10-3-91 Uses Permitted Only By Special Use Permit of the B-2, General 
Business District be amended by modifying subsection (1) as shown: 
 

(1) Manufacturing, Pprocessing and assembly operations when not employing more 
than ten (10) fifteen (15) persons on the premises in a single shift and provided 
that all storage and activities are conducted within a building. 

 
The remainder of Section 10-3-91 is reaffirmed and reenacted in its entirety, except 
as hereby modified.   

 
 This ordinance shall be effective from the _____ day of __________, 2013.  
Adopted and approved this _____ day of ____________, 2013. 

 
     ______________________________  
     MAYOR 
 
 
     ATTESTE: 
 
 
     _________________________________________  
     CLERK OF THE COUNCIL 
 


