MEMORANDUM
To:

Planning Commission

From:

Kinsey O’Shea, AICP, Town Planner _________

Date:

May 11, 2018

Subject:

CUP18-0003-Conditonal Use Permit request at 404 Mount Tabor Road (Tax Parcel 167-13 1)for a
Daycare Use in R-5 by Melissa West of the Mayapple School (applicant) on behalf of Blacksburg
Friends Meeting (owner)

SUMMARY OF LAND USE REQUEST
Property Location
Tax Parcel Numbers
Parcel(s) Size
Present Zoning District
Present Use
Adjacent Zoning District

Adjacent Uses

Adopted Future Land Use
Proposed Use

404 Mount Tabor Road
167-13 1
2.40 acres
R-5 Transitional Residential
Religious Assembly (Blacksburg Friends Meeting)
North:
R-5 Transitional Residential
East:
R-5 Transitional Residential
South:
R-5 Transitional Residential
West:
R-5 Transitional Residential
North:
Single-family residential
East:
Single-family residential
South:
Single-family residential
West:
Two-family residential (Mount Tabor Village)
Low-Density Residential
Daycare (in addition to existing Religious Assembly)

EXISTING CONDITIONS AND BACKGROUND
The property subject to this conditional use permit request is located at 404 Mount Tabor Road, and is the
location of the existing Blacksburg Friends Meeting religious assembly use. A Conditional Use Permit for the
religious assembly use was granted by resolution 6-C-05, and amended by resolution 2-C-09 (both of which are
attached). The property is developed with an assembly building that includes worship space, offices, kitchen
area, as well as classrooms and a multi-purpose room. There is also a picnic shelter and parking areas onsite.
The site plan for these improvements was approved in 2009.
The Mayapple School is a daycare use providing childcare to children aged 2 ½ - 6. The school currently operates
half-day or full-day care and after-school care options for children generally from 8:30 am – 5:30 pm on
weekdays. The school is currently located in the Newport Recreational Center on Bluegrass Trail in Newport,
VA. The school will be leaving this location due to the proximity of the location to the forthcoming Mountain
Valley Pipeline. Due to the need to relocate, the school staff worked with the Blacksburg Friends Meeting to
utilize some of the meeting house space for the school.
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DEVELOPMENT PROPOSAL
The applicant intends to utilize classroom space within the existing Blacksburg Friends Meeting house. The
application indicates that yard space would also be utilized for the school. No additional improvements are
proposed for the site.
The application indicates that operations of the school are generally from 8:30-3:00 Monday – Friday. The
application indicates that drop-off times range from about 8:30 – 9:15, and pickup times are generally noon and
3:00 pm.
EVALUATION OF REQUEST
The criteria to be considered in evaluation of a Conditional Use Permit include:
1. Conformance to the Comprehensive Plan, or to specific elements of the Plan, and to official Town
policies adopted in relation thereto, including the purposes of the Zoning Ordinance.
2. Adherence to minimum adverse impact on the surrounding neighborhood or community. The proposal
as submitted shall not cause adverse impacts as defined by Section 1181 (b) of the Zoning Ordinance.
Adverse impacts considered may include, but not be limited to: traffic congestion, noise, lights, dust,
drainage, water quality, air quality, odor, fumes and vibrations. Due regard is given to the timing of the
operation, site design, access, screening, or other matters which might be regulated to mitigate adverse
impact.
COMPREHENSIVE PLAN
In evaluating this request against the Comprehensive Plan, consideration should be given to the Plan’s Map
Series, as well as applicable text sections, community character principles, goals, and objectives and policies, and
other supporting documents.
Land Use Map Series
The Future Land Use map designation for this property is Low-Density Residential, which envisions up to 4
residential units per acre. In the original special use permit for the Blacksburg Friends Meeting, staff stated that
the “application was found to be in conformance with the Comprehensive Plan’s vision as well as other goals
and objectives identified throughout the topic chapters.”
The property is not located within a Mixed Use Area or an Urban Development Area.
The area is identified as a Suburban Residential Neighborhood. Key factors with these neighborhoods that are
applicable to this application include:
a. Neighborhoods in these areas should increase connectivity to other neighborhoods, Town parks, and
other recreational facilities.
b. Additional small-scale commercial services will be needed in some of these areas as residential
communities grow. These uses will be considered in large planned residential developments and should
be pedestrian-oriented and should not generate additional traffic from outside the area.
However, the section discussing this map also indicates that there may be uses that are incongruous with the
designations, based on a number of factors. While this area is classified as a Suburban Residential
Neighborhood, the use is more of a commercial or civic use, and has some commonalities with those key
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features, but the evaluation of this request takes into consideration the impact of a commercial or civic use on
the surrounding residential neighborhood.
Community Character Principles
There are a number of attributes that contribute to a community’s character and uniqueness and that give it a
“sense of place.” These factors collectively comprise the Town of Blacksburg’s quality of life. Community
character affects how the Town is perceived and valued by anyone who lives, works, plays, or visits in
Blacksburg. To guide the future of the Town as desired by its citizens, the Comprehensive Plan expresses these
qualities as specific implementing principles. Each principle will be used by policymakers to guide community
decision-making to protect the integrity of what makes Blacksburg “Blacksburg.” The applicable Community
Character Principles for the Mayapple School are listed below:
CCP 3. Schools are anchors within the community. The Town values a high quality of education at all levels.
Public and private schools foster a family-oriented atmosphere. Public schools also serve as recreational
areas and community gathering places. Neighborhood schools in particular promote walkability.
CCP 9. With limited availability of commercial land, efficient use of the land is critical to provide services
to a growing population.
CCP 12. To serve the needs of the community, support opportunities for commercial development and
redevelopment in appropriate locations.
In addition to the above stated applicable Community Character Principles, the Jobs & Housing Objective and
Policy #33 is to “Support Blacksburg’s workforce by recruiting and facilitating the availability of needed services,
including commercial, medical and other services such as child and adult daycare programs.” Land Use
Objective and Policy #6 is to “consider the compatibility of development with surrounding uses. Utilize
strategies such as landscaping or other buffering techniques along with modification of site design to minimize
impacts and facilitate compatibility.” Additionally, Land Use Objective and Policy #13 is to “continue Town
support of child care and adult day care services for all residents.”
ZONING ORDINANCE
In consideration of the application against the specific requirements and regulations in the Zoning Ordinance,
the applicable sections of the ordinance are outlined below:
Purpose/Intent of District
There is an Intent/Purpose of Districts for each district in the Zoning Ordinance. The R-5 Transitional Residential
District Intent is as follows:
R-5 Transitional Residential §3050
The Transitional Residential District is to provide for a transitional land use between low density
residential and higher intensity land uses. This is a predominantly residential district with
neighborhood character. Conditional uses that are sensitive to and reinforce the residential
neighborhood character are appropriate. These typically will involve the conversion or replication of
single-family houses. Properties along arterial and collector roads are particularly suited for such
conditional uses. The livability or small-town character of the Transitional Residential District is made
up of tree-lined streets, open space, and greenways interspersed within a more urban residential
pattern.
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District Standards
District standards govern the development of a parcel in a particular district for any permitted use. These
standards establish the lot dimensions, setbacks and coverage to ensure a consistent appearance across a
particular district. The district standards set forth are appropriate for the district and the by-right uses allowed
therein. Uses requiring a conditional use permit should be evaluated for their conformity to the district
standards, as well as their compatibility with the neighborhood, and mitigation of any adverse impacts.
Conditions may be applied where deemed appropriate.
All of the district standards for the R-5 zoning district have been met by virtue of the previously-approved site
plan from 2009. No additional site improvements are proposed.
Use and Design Standards §4310
Use and Design Standards govern the physical appearance and layout of a site for a particular use, in any district.
There are a number of standards for a Daycare use. Many of the standards for a Daycare use are similar or the
same as the standards for a Religious Assembly use, and were therefore satisfied through the approval of the
Conditional Use Permit and site plan. The two standards pertinent to a Daycare use are that the daycare must
be licensed by the Commissioner of Social Services, and that the minimum lot size must be at least 1 acre. The
full list of standards for both Daycare use and Religious Assembly use are found in Zoning Ordinance section
§4310 and §4338 and attached to this report.
EVALUATION OF IMPACTS
Transit
There is no transit service that directly serves the site. The closest stops are the Givens/Main Westbound, and
the Whipple/Givens Southbound, which are located approximately 0.51 miles and 0.68 miles respectively. There
is no direct sidewalk or trail connection to these bus stops from the site. Daycare is typically vehicular drop-off
and pick-up.
Traffic/Transportation
The applicant submitted the Town’s Traffic Impact Analysis self-selection worksheet, and found that no VDOT
TIA would be required for this development. Town Engineer Joshua Middleton reviewed the plan with respect
to traffic and transportation, and had no comments. The additional traffic generated by the addition of the
daycare use is not anticipated to have a negative effect on the neighborhood.
Stormwater
No stormwater concept plan is needed as no improvements are proposed for the site.
Public Utilities
Town public water and sanitary sewer already serve this site, and are adequate to accommodate the additional
proposed use.
NEIGHBORHOOD MEETING
A neighborhood meeting was held on May 3, 2018. The meeting notes and the sign-in sheet are attached.
Correspondence received to date is also attached.
SUMMARY
In summary, the Planning Commission is asked to consider and make a recommendation of approval or denial of
the proposed Conditional Use Permit request.
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The application shall be evaluated on compatibility with the Comprehensive Plan and to official Town policies,
including the purposes and development requirements of the Zoning Ordinance. Per Section 1183 of the Zoning
Ordinance, the Commission shall base its recommendation upon the review of the submitted application
materials, the specific and general criteria for the conditional use, public comment received at the hearing, and
the information and evaluation provided by the staff. In making a recommendation to the Town Council, the
Commission may recommend any conditions necessary to ensure that the proposal meets the specific and
general standards for the proposed use. Any such conditions shall be related to the design, scale, use, or
operation of the proposed conditional use. Where warranted, for the purpose of compliance with the general
standards for conditional uses, such conditions may exceed the specific standards for the use found elsewhere in
the Zoning Ordinance. In addition, the conditional use application is evaluated on minimum adverse impact on
the surrounding neighborhood or community.
The proposal, as presented, does comply with all Zoning Ordinance District Standards, Use and Design Standards
and Development standards. No adverse impacts are expected due to townhomes on this parcel with regard to
traffic, parking, external lights, noise, dust, drainage, water quality, air quality, odor, fumes and vibrations.
Staff is not recommending any conditions. The conditions from the previous special use permit are met, and are
still in effect. Conditions such as hours of operation or maximum number of students may mitigate any
potential adverse impacts.
ATTACHMENTS
1. Use & Design Standards for Daycare and Religious Assembly
2. Resolution 6-C-05 and 2-C-09
3. Staff GIS maps
4. Neighborhood meeting notes & sign-in sheets
5. Correspondence received through May 11, 2018
6. Application

Sec. 4310 - Day care center.
(a)

(b)

(c)

General standards:
(1)

All day care centers shall be licensed by the Commissioner of Social Services.

(2)

Minimum lot size: One (1) acre.

Additional standards in the RR1, R-4, R-5, and OTR zoning districts.
(1)

For existing structures, no exterior changes may be made that are nonresidential in character.
Any new buildings shall be residential in character, street-oriented with pedestrian entrances
from the street, and compatible with the surrounding residential development. For existing or
new buildings, drop off areas may be located in the front yard, but shall maintain a residential
character and appearance.

(2)

Parking shall be located behind the front line of the principal building. Town Council may
grant a special exception to this requirement as authorized by Section 1112.

(3)

Maximum lot coverage: Forty-five (45) percent including building and all paved areas.

(4)

Minimum side setback for new structures: Twenty-five (25) feet.

(5)

A type B buffer yard shall be provided in yards adjacent to a R-4, R-5, OTR, PR, RR1 or RR2
zoning district.

(6)

Applicants must clearly demonstrate that the use will be compatible with the neighborhood,
particularly with regard to traffic circulation, parking, and appearance. The hours of operation
may be restricted through the conditional use permit.

(7)

The location, dimensions, and design concept of any proposed signage should be provided at
the time of the conditional use permit application.

(8)

Exterior lighting shall be compatible with the surrounding neighborhood.

(9)

Entrances to the site should be minimized and placed in such a way as to maximize safety,
maximize efficient traffic circulation, and minimize the impact on any surrounding residential
neighborhood.

Additional standards in the OTR zoning district:
The architecture and historic character of structures in the OTR zoning district shall be retained.
The retention and use of existing structures that contribute to the character of the neighborhood
shall be a consideration in the granting of a conditional use permit.

(d)

Additional standards in the RR1 and RR2 zoning districts: Maximum lot coverage: Forty (40)
percent.

(e)

Additional standards in the MXD, DC and GC zoning districts: Parking shall be located behind the
front line of the principal building. Town Council may grant a special exception to this requirement
as authorized by Section 1112.

(Ord. No. 1215, § 34, 5-11-99; Ord. No. 1308, § 14, 8-13-02; Ord. No. 1339, § 27, 9-9-03; Ord. No. 1439,
4-10-07; Ord. No. 1513, § 1, 4-14-09; Ord. No. 1680, § 1, 5-14-13)

Sec. 4338 - Religious assembly.
(a)

(b)

(c)

(d)

General standards:
(1)

Any outdoor activity area, swimming pool, or ball field or court which adjoins a residential use
type shall have a type C buffer yard.

(2)

Where exterior lighting of such areas is proposed large evergreen trees shall be required in a
location appropriate to screen adjoining residences.

(3)

A place of religious assembly which adjoins a R-4, R-5, OTR, RR1 RR2 or PR zoning district shall
have a type B buffer yard.

Additional standards in the RR1, R-4, R-5, and OTR zoning districts:
(1)

Minimum side setback for new structures: Twenty (20) feet.

(2)

Parking shall be located behind the front line of the principal building. Town Council may
grant a special exception to this requirement as authorized by Section 1112.

(3)

Applicants must clearly demonstrate that the use will be compatible with the neighborhood,
particularly with regard to traffic circulation, parking, and appearance. Drop off areas may be
located in the front yard, but shall maintain a residential character and appearance.

(4)

Exterior lighting shall be compatible with the surrounding neighborhood.

(5)

Entrances to the site should be minimized and placed in such a way as to maximize safety,
maximize efficient traffic circulation, and minimize the impact on any surrounding residential
neighborhood.

(6)

The scale, massing, and building design shall be compatible with the surrounding
neighborhood.

(7)

The structure shall be street oriented with pedestrian entrances from the street.

Additional standards in the RR1 and RR2 zoning districts:
(1)

Maximum floor area ratio: 0.20.

(2)

Maximum lot coverage: Forty (40) percent.

Additional standards in the MXD, DC and GC zoning districts: Parking shall be located behind the
front line of the principal building. Town Council may grant a special exception to this requirement
as authorized by Section 1112.

(Ord. No. 1215, § 34, 5-11-99; Ord. No. 1308, § 22, 8-13-02; Ord. No. 1339, § 27, 9-9-03; Ord. No. 1439,
4-10-07; Ord. No. 1680, § 1, 5-14-13)
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Neighborhood Meeting Notes for CUP18-0003
Mayapple School Daycare Use in R-5 Transitional Residential at 404 Mount Tabor Road
5:30 PM May 3, 2018
A neighborhood meeting was held to discuss the request for a conditional use permit for a daycare use
in the R-5 transitional residential zoning district for the Mayapple School to be located in the existing
Blacksburg Friends Meeting house at 404 Mount Tabor Road.
There were representatives from the Mayapple School, the Blacksburg Friends Meeting, and staff, as
well as one citizen in attendance, who is a member of the Blacksburg Friends Meeting.
Staff gave an overview of the process, highlighting the dates of the meetings and public hearings, as well
as information regarding the staff report and presentation. Staff answered questions from the
applicants regarding the process and the upcoming meetings. The citizen in attendance had already met
with the representatives of the school previously, and had no questions regarding the application or the
process.
The meeting concluded at approximately 6:00 pm.
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From: Scarlett Williams <scarlettwilliamslpc@gmail.com>
Sent: Tuesday, May 8, 2018 10:17 AM
To:
Kinsey O'Shea
Cc:
Cavan Fleming; Melissa West
Subject: Support of Mayapple School Moving to Blacksburgs Friends Meeting House
Please know that I and my husband Cavan Fleming are in support of The Mayapple School moving to
the Friends meeting house in Blacksburg. Melissa has a superb program and we are excited for our
daughter to be in the first kinderforest program. Blacksburg is going to be very lucky to have Melissa
West's school in the town proper. Please let us know what else we need to do to insure the transition
of the Mayapple school to Blacksburg.
Most Sincerely,
Scarlett Williams and Cavan Fleming
Scarlett Williams, LPC
(540) 818 2838
2001 South Main Street, Suite 104
Blacksburg, VA 24060
http://www.scarlettwilliamslpc.com
Confidentiality notice: This may contain protected health information. If you are not the intended
recipient, please delete and notify me immediately. Email communication cannot be guaranteed to be
secure, so please use caution when emailing sensitive clinical/personal information, and consider
calling instead of using email to convey such information.

Virus-free. www.avast.com

