DATE:

June 14, 2019

TO:

Planning Commission

FROM:

Anne McClung, AICP Planning and Building Director

RE:

Comprehensive Plan Review pursuant to Virginia Code §15.2-2232 of the proposed
connection of Graves Avenue within the Town of Blacksburg to serve a proposed
subdivision in Montgomery County

At the May 21, 2019 work session, the Planning Commission discussed the proposed connection of
Graves Avenue within the Town of Blacksburg to serve a proposed subdivision in Montgomery County. A
preliminary plat has been filed with the County. The roadway connection requires a review by the
Planning Commission pursuant to Virginia Code §15.2-2232. Details of the request were covered in the
previous Planning Commission staff report and attachments.
At the work session, the Planning Commission expressed concerns about the proposed access as not in
keeping with the principles in the Comprehensive Plan. The discussion included neighborhood
connectivity, connected street grids and urban sprawl. There was also discussion about any possible
ways to connect to other streets within the County or to connect the two phases of the subdivision
instead of having two cul-de-sac roadways. The Planning Commission also inquired if there was a
possibility of constructing a sidewalk on Graves Avenue within the Hoge Pasture Conservation
Easement.
Staff has provided follow up regarding the Comprehensive Plan and attached relevant excerpts from the
text of the Land Use and Transportation Chapter of the plan based on the Planning Commission
discussion (Attachment A). Planning Commission may want to refer to the plat sheet C2 that was
attached to the previous staff report, which shows the lot configuration for the proposed subdivision
phases but also shows topographic lines, which are a factor in connectivity. In addition, attached to this
memo are a plat and aerial showing the terminus of Floyd Street (Attachment B). Staff also located a
graphic entitled “Outlying Subdivisions” which may be helpful in providing context on subdivision
located outside of the Town limits (Attachment C). Lastly, staff can confirm that the parameters of the
conservation easement would not allow the construction of a sidewalk within the easement.
The applicants will be present at the work session to address the Commission.
In order to assist the Planning Commission the Summary and Conditions sections from the previous
packet is shown below.
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Summary and Conditions
Should the Planning Commission conclude that the Comprehensive Plan should include this connection;
the determination should address needed improvements to Graves Avenue. Staff has outlined the
required improvements in the conditions below. These conditions apply to Graves Avenue from Willard
Drive to the current terminus of Graves Avenue and are to occur at no cost to the Town of Blacksburg.
1. Improvement of Graves Avenue to achieve a consistent pavement width of 20’ from Willard
Drive to the Town limit.
2. Improvements to the Graves Avenue road subgrade from Willard Drive to the Town limit prior to
installation of an asphalt overlay. Subgrade improvements shall include removal of poor
subgrade soils and replacement with stone to strengthen the subgrade.
3. Install an asphalt overlay on Graves Avenue from Willard Drive to the Town limit.
4. Realign and reconstruct golf course entrance driveway to Town standards.
5. Improve existing roadside ditches on Graves Avenue from Willard Drive to the Town limit to
contain a 10-year storm event and improve the existing inlet near the intersection of Graves
Avenue and Willard Drive.
The Planning Commission determination should also be contingent upon a binding commitment to the
improvements listed above as part of an approval of the development by Montgomery County.
Certificates of occupancy for any homes should not be issued until the improvements listed above are
completed to the satisfaction of the Town.

Attachments
Attachment A – Excerpts from Comprehensive Plan
Attachment B – Cedar Orchard plat and Floyd Street aerial
Attachment C – Outlying Subdivision graphic
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Attachment A
Excerpts from Town of Blacksburg Comprehensive Plan
Future Land Use Chapter of the Comprehensive Plan
CCP 13.Increasing the safety and efficiency of traffic flow on arterial and collector roads is important in
maximizing the functionality of the transportation network. For commercial developments: minimize
curb cuts and driveways, add internal connections between adjacent properties and optimize signal
timing. For residential developments: design an internal connected street grid system as well as
connections to the external street system, along with traffic calming measures
Residential Infill Development Guidelines
In an effort to supplement existing Town Zoning and Subdivision Ordinance regulations and provide
more guidance on residential design, in 2011, a set of Residential Infill Development Guidelines were
developed. These guidelines can be applied to new development as well as to redevelopment, which is
often challenging in urban infill areas. Residential “infill” development can range in size and scale,
varying from construction of one home on a single lot up to a larger subdivision development. Infill
encompasses both new construction and redevelopment. Compatible infill development can help
reinforce community character. In many cases, residential infill will require planning approvals, and the
guidelines will serve as useful tools in the review and approval of planning applications. The following is
a summary of the residential infill design principles identified in the Town of Blacksburg Residential Infill
Development Guidelines. For additional information on these principles, see the full text, which is
available at www.blacksburg.gov.
• Building Orientation: Orienting buildings toward the street contributes to a pedestrian-friendly street
environment, provides a visually rich street edge, and contributes to resident safety by placing “eyes-onthe-street.”
• Setback: Consistent front building setbacks create a uniform appearance along the street.
• Building Frontage/Entries: Landscaping in front of buildings and entry features, such as porches or
steps, create visual interest and give the neighborhood an identifiable character.
• Off-street Parking: Parking for residential areas that plays down the visual impact of cars and parking
garages respects the character of an existing neighborhood and creates pedestrian-friendly streets.
• Planning for Parking: Shared structured parking can accommodate more parking than surface parking
lots and can be designed so that the structures do not dominate street frontage of a building.
• Alleys: Alleys are a part of the Town’s historic street structure, and they are a way to provide off-street
parking without impacting the pedestrian friendliness of a residential street.
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• Screening/Landscaping: Hedges, trees, shrubs, and fences can provide privacy, a transition between
spaces, and can help buffer pedestrians from vehicle traffic.
• Open Space: Comfortable outdoor places in multifamily developments can provide a place for people
to sit, rest, and interact, fostering a sense of community.
• Connectivity: An interconnected street network and compact blocks provide the framework for a
greater diversity of building types close to one another and promote pedestrian and bicycle activity by
making connections between destinations accessible and convenient.
• Walkways: Internal walkways within larger residential developments promote pedestrian movement
by connecting users from the public sidewalk network and parking areas to ultimate destinations within
a site.
• Scale and Massing: Buildings designed to fit within the context of the surrounding structures help
reinforce neighborhood character and create visual interest for pedestrians.
• Architectural Features: Structures that are designed with architectural features similar to existing
homes contribute to a sense of place and add to the character of the neighborhood.
• Character and Context: Infill designs that are sensitive to the vernacular and traditional architecture
found in Blacksburg and Southwest Virginia help to preserve community character.
• Streetscape: Streetscape designs that include trees, pedestrian-scaled lighting, benches, drinking
fountains, newspaper boxes, or other pedestrian-oriented amenities help encourage pedestrian activity
and promote safety and security.
• Sidewalks: Well-connected and maintained sidewalks contribute to the character of neighborhoods by
providing safe places for people to travel and interact with one another.
• Crosswalks: Crosswalks provide higher visibility to pedestrians at logical crossing points and can be
basic white striping or can include other elements such as raised surfaces or aesthetic materials.
• Bicycle Facilities: Streets that have been optimized for bicycle travel and bicycle parking facilities can
help support bicycle activity in a community.
• Complete Streets: Complete Streets provide an efficient and interconnected network for bicyclists,
pedestrians, autos, and transit users of all ages and abilities.

A4. Suburban Residential Neighborhoods
Suburban residential neighborhoods are commonly made up of detached single-family homes on
quarter acre or larger sized lots. Homes are typically owner-occupied and known for their good exterior
maintenance and appearance. They are on tree-lined streets with houses nestled under a full and
mature tree canopy.
Homes are often rented to families who complement the already existing family-oriented neighborhood.
Many of these neighborhoods are located near parks and recreational amenities. The low density
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neighborhoods are located on the edges of town, and many abut agricultural and open land. There is no
transit service to single-family neighborhoods in these areas. These areas do not contain some of the
urban/walkable amenities such as sidewalks and streetlights on all streets. The neighborhood street grid
is not as well connected as older neighborhoods closer to Downtown. While commuting by biking and
walking is possible, residents in these neighborhoods predominantly use their personal automobile to
get to places. Suburban neighborhoods are primarily located at the edges of town, where urban
development transitions to rural areas. The North Main Street gateway entrance to Blacksburg is in this
area. These neighborhoods developed as demand increased for individuals and families looking for less
urban lifestyles and more land while remaining close to employment and commercial areas.
Suburban Residential Neighborhood Issues for the Future
•Parks are an integral part of these neighborhoods. Maintaining the high quality of parks requires the
cooperation and support of the neighborhood residents and the Town. New developments in these
areas should be encouraged to provide pocket parks within their developments
•Neighborhoods in these areas should increase connectivity to other neighborhoods, Town parks and
other recreational facilities.
•Other means of transportation should be supported in these predominantly vehicular-oriented traffic
neighborhoods.
O Construct new sidewalks, bicycle lanes, and off-road trails where appropriate.
O Provide creative transit options
•The Town has classified streets as arterial and collector roads to carry support traffic with local traffic
connecting to local streets. Planned road connections and improvements will complete the Town’s
interconnected grid system to efficiently move traffic. Any road improvements should honor the
Town’s arterial and collector road system while reflecting the character of the surrounding area.
•While cul-de sacs are typical suburban development features, they are not always desired in
Blacksburg. New developments should connect to the existing street system and existing neighborhoods
where possible and as allowed by topography. This should include the provision of stub-outs as part of
the development review process.
•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.

Transportation Chapter of the Comprehensive Plan
ROAD NETWORK
To promote mobility, access and safety in the Town and Virginia Tech campus, the Town of Blacksburg is
dedicated to constructing a grid network system of roads. This road network will provide transit stops
and connections to the Paths to the Future. Sidewalks and bicycle lanes are desired elements of the road
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network system. The following section details the regional planning efforts, road categories, and
proposed road construction improvements as required by State code.
T.38 .Avoid the creation of new cul-de-sacs in developments unless no other vehicular connections can
be established.
T.39. Provide for a street network that achieves the interconnection of parcels, blocks, and
neighborhoods, keeping consistent with the historical grid network pattern of the Town.
T.40. Provide a road network that facilitates traffic flow within and outside of Town, while minimizing
the impact on residential neighborhoods and bikeways/walkways, improving access to areas of higherdensity and activity centers.
T.41. Provide a road network that is safe for all users
•Make the best use of the available right-of-way in neighborhood streets to accommodate
pedestrians, bicyclists, transit and cars
•Incorporate traffic calming principles as needed •Provide regular tree trimming along rights-ofway
•Limit driveway access along collector and arterial roads
•Reduce speeding and cut-through traffic in neighborhoods
•Maintain storm drainage facilities, resurface pavements and streets when necessary, replace
and rehabilitate bridges
•Provide Dark Sky compatibility street lighting along all new or improved collector and arterial
roads and along local roads where requested by petition

T.42. Provide a road network that accommodates multiple modes of transportation including bus,
pedestrian, and bicycle access as well as develop strategies for reducing demand on the Town’s roads.
T.43 .Provide a road network that enhances public life and is congruent with the Town’s unique
character and quality of life.
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