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Planned Residential District Rezoning for  
Glade Road Multi-Family Development 

PROPERTY OWNERS 
 
 
1002 Glade Road 
Map Number: 225- A 5 
Owner: EPPERLY RUTH I LIFE ESTATE C/O MICHAEL EPPERLY ETAL 
   3008 MURRIL LN 
   BLACKSBURG VA 24060 
 
900 Glade Road 
Map Number: 225- A 6, 7 
Owner: GILBARTE KEVIN 
   P O BOX 6 
   NEWPORT VA 24128 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



TOWN OF BLACKSBURG 
CHANGE OF ZONING CLASSIFICATION APPLICATION (REZONE) 

 
 
DESCRIPTION OF REZONING REQUEST 
Section 15.2-2286(A)(7) of the State Code of Virginia states that, "Whenever the public necessity, 
convenience, general welfare, or good zoning practice requires, the governing body may, by ordinance, 
amend, supplement, or change the regulations, district boundaries, or classifications of property. It Is 
the applicant's responsibility to provide a narrative outlining the following information in order to 
assess the public necessity, convenience, general welfare, or good zoning practice of the request 
(attach additional pages if necessary). 
 
Need and justification for the change in zoning classification 
 
 
 
Approval of the Plan for a Glade Road Multi-Family Development is being requested and will be in the 
public interest and is justified for the following reasons outlined below:  
 

1. A Planned Residential Development (PRD) designation is being sought to provide the Town of 
Blacksburg with an enforceable device for the implementation of the proposed development 
plan, proffers, and guidelines; 

2. The Plan provides an innovative alternative to traditional homogeneous multi-family housing.   
3. The Glade Road Multi-Family Development will feature a mixture of housing types with sizes 

ranging from 1BR to 4BR and will have the very latest in modern features and amenities. 
4. The Glade Road Multi-Family Development will increase the tax base for the Town of 

Blacksburg;  
5. The Glade Road Multi-Family Development will appeal to all citizens due to its proximity to 

amenities and public features.  
6. The townhomes units (and existing apartment building) are street oriented and have direct 

access to sidewalks which is encouraged in the Town;  
7. Open floor plans of the Glade Road Multi-Family Development units create a “warm” inviting 

living environment; 
8. The architectural design offers privacy and personal space while enhancing the character of the 

area with high-quality design and attention to detail; 
9. The project will have professional property management to provide community maintenance 

and resident assistance; 
10. The property will feature multiple bicycle racks, encouraging residents to use bikes to commute 

around Town; 
 



Currently, the part of the property with address 900 Glade Road (Tax Parcel 225-A-6) contains 
an existing apartment building and address 1002 Glade Road (Tax Parcel 225-A-5) has an 
existing single-family home.  The small lot with tax mapping number 225-A-7 is vacant.  The 
total area of all three parcels is 2.869 acres.  The Glade Road Multi-Family Development is 
situated about one-half of a mile from the intersection of University City Boulevard and Prices 
Fork Road.  The existing apartment building is less than a 1,700-foot walk to University City 
Boulevard.  The current RR-1 zoning district allows for up to one dwelling per acre.  Additionally, 
the existing zoning district allows for a maximum occupancy of a family plus two (2) unrelated 
people. This zoning, accompanied with the high cost of real estate in Blacksburg along with the 
close location to the commercial development along University City Boulevard that generates 
both commerce and employment, provides substantial encouragement to develop multi-family 
housing on the parcel.  Additionally, unlike a large portion of the Tom’s Creek basin zoned RR-1, 
this property is directly served by conventional public sewer service. 

 
 
 



Identify any anticipated effect of the proposed change on public services and facilities 
1. It is anticipated that some of the residents will utilize Blacksburg Transit and board from existing 

stops located on Old Glade Road and University City Boulevard due to the close proximity of the 
site to those existing stops and the existence of public sidewalk between the two points.   

2. Meetings with the Town Engineer have been held to discuss impact on the Sanitary Sewer 
Mains. It is proposed that conventional sanitary sewer gravity lines will connect to the adjacent 
public main.  The lines will be constructed in accordance with all local and state requirements to 
serve the project and will be dedicated as necessary to the Town of Blacksburg for ownership 
and maintenance. Capacity and connection viability approval from the Town of Blacksburg is 
anticipated but has not yet been received. 

3. The Town engineer will be consulted regarding capacity of the existing public water mains to 
serve the proposed development with domestic water service and fire water service. Capacity, 
adequate pressure, and connection viability approval from the Town of Blacksburg is 
anticipated but has not yet been received.  There is an existing 12” public water main adjacent 
to the site and running down the eastern border of the property. 

4. A Storm Water Management Concept Plan has been developed and submitted to the Town of 
Blacksburg as a part of this PRD Application for review and approval. 



Justify appropriateness of the property for the proposed changes, as it relates to the intent of the 
zoning district requested and applicable use and design standards for all proposed uses 
 
This Section should be referenced directly to ‘Section 3110 – Purpose’ of the Town of Blacksburg Zoning 
Ordinance.  
 

• The Glade Road Multi-Family Development utilizes many of the best practices for 
residential infill listed in the Town’s Residential Infill Development Guidelines. 

 
• Building Orientation: The townhomes have been oriented toward the street, addressing 

Glade Road with an attractive building front that includes front doors, porches, 
landscaping, and sidewalks.  These architectural features will further enhance the 
streetscape. 

 
• Setback:  The townhomes have been positioned to be in harmony with the existing 

houses along Glade Road in this area.  This project provides an attractive development 
at the beginning of the Glade Road neighborhood. 

 
• 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.  The project proposes that the eight townhomes that front Glade Road will 
have front porches with sidewalks that connect the porches to the existing sidewalk 
along Glade Road.  Street trees will be installed along Glade Road and there will be 
adequate grass space between the sidewalk and the units for additional greenspace and 
landscaping. 

 
• Off-street Parking:  Parking for residential areas downplays the visual impact of 

development and creates pedestrian-friendly streetscape.  All proposed off-street 
parking is behind the front building line and mostly hidden from Glade Road due to the 
proposed structures and topography. 

  
• Screening/Landscaping:  The new parking areas for this development are hidden mostly 

from public view by the positioning of the buildings and the use of proposed trees 
 

• Open Space:  The development provides a centrally located open space area located 
near the clubhouse and pool.  Located within the open space are areas designated for 
yoga lawn and a dog park. 

 
• Walkways/connectivity:  A sidewalk network has been shown around the perimeter of 

the parking to provide the residents with connection to the open space amenities and 
to the street sidewalk.  A crosswalk has been provided across the parking lot where 
necessary. 

 
• This property is located along Glade Road, a short distance from University City 

Boulevard (UCB) and the University Mall Shopping Center.  Prices Fork Road is a major 
thoroughfare within the Town of Blacksburg’s street network and is about 0.4 miles 
away.  Additionally, this property is in close proximity to the Virginia Tech Campus.   



• The property is located within an existing developed corridor that contains all the 
needed services that a Planned Residential Development will utilize including: 

a. Public Water 
b. Public Sewer 
c. Transportation Network 
d. Transit Service (1100 feet away from Old Glade Road) 
e. Electric Service 
f. Gas Service 
g. Telecommunications Service  

 
Relationship of the proposed change to the Comprehensive Plan (Include FLU designation) 

1. See the Section entitled Comprehensive Plan Analysis.   
 
Way in which the proposed change will further the purposes of the Zoning Ordinance and general 
welfare of the Community 

 
This Section should be referenced directly to ‘Section 1102 – Purpose’ of the Town of Blacksburg Zoning 
Ordinance.  

 
1. The General purpose of the Town of Blacksburg’s Zoning Ordinance is to promote the health, 

safety, and general welfare of the public. The Glade Road Multi-Family Development will 
provide housing for different users within the Town of Blacksburg. The location being adjacent 
to existing services and transportation network and amenities, will be a welcome infill project 
to the neighborhood.  This project will not only serve to promote the general welfare of its 
residents, but the community as a whole.  

2. The Glade Road Multi-Family Development will be constructed as a development evoking a 
sense of community within the development and existing neighborhood through the addition of 
a community building and pool along with the other amenities provided in the project’s open 
space.  

3. The net density of approximately 39 bedrooms per acre (112/2.869) is well below recently 
approved and constructed infill projects. 

4. The investment will add to the Town of Blacksburg’s tax base.   



Planned Residential District Rezoning for 
Glade Road Multi-Family Development 

PROFFER STATEMENT 
 



Proffer Statement for the Application 
To Rezone Tax Parcels 255-A-5,6,7 from RR-1 (Rural Residential 1) to PRD (Planned Residential) 

 
Pursuant to Section 15.2‐2298 of the Code of Virginia (1950) as amended, and Section 1160 of the Town 
of Blacksburg Zoning Ordinance, Town Code Appendix A, the undersigned owner (Broad Street Partners, 
LLC) seeks to amend the zoning of Tax parcels 225-A5, 225-A6, and 225-A7 (the “Glade Road 
Development”) from the existing zoning of RR-1 (Rural Residential) to PRD (Planned Residential) zoning 
classification, subject to the following proffered conditions: 

 
1. The property shall be developed in general conformance with the submitted rezoning package 

entitled “Planned Residential District Rezoning for the Glade Road Multi-Family Development” 
rezoning package dated July 31, 2019, prepared by Gay and Neel, Inc.  This includes the site 
development plan and architectural schematics.   

2. The maximum building height for structures within the project shall be as follows: 
• Single Unit Multi-Family Dwellings: 32 feet 
• Multi-Family Dwellings: 42 feet 
• Townhomes: 32 feet 
• Community Building: 28 feet 

Building height shall be defined as the distance from the threshold of the front door of the 
structure to the highest point of the structure.  

3. The applicant shall develop a parking policy and shall (i) issue parking permits/stickers to 
residents and (ii) implement parking enforcement measures such as signage and towing as 
necessary. The number of permits/stickers shall be limited to the number of parking spaces as 
shown on the plan.  
 
 

 



 

The undersigned hereby warrants that all of the owners of a legal interest in the subject 
property have signed this proffer statement, that the undersigned has full authority to bind the 
applicant and the subject property to these proffers, and that the proffers are entered into 
voluntarily. 
 

Broad Street Partners, LLC 
 
By:   ____________________________________ 

 Printed Name:  ____________________________________ 

 Title:   ____________________________________ 
 
 
Commonwealth of Virginia 
County of Montgomery 
 
The foregoing instrument was acknowledged before me this _____ day of ____________, 
__________, by ___________________________________of ___________________________. 
 
 
_________________________________ My commission expires:___________________ 
Notary Public 
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VDOT TIA APPLICATION 
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Planned Residential District Rezoning for 
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PLANNED RESIDENTIAL DISTRICT 
 
 

1. Purpose 
The purpose of this district is to provide for the development of planned residential 
communities that incorporate a variety of housing options as well as certain limited commercial 
and office uses designed to serve the inhabitants of the district. This district is intended to allow 
greater flexibility than is generally possible under conventional zoning district regulations by 
encouraging ingenuity, imagination and high-quality design to create a superior living 
environment for the residents of the planned community. The PRD is particularly appropriate 
for parcels which contain a number of constraints to conventional development. In addition to 
an improved quality of design, the PRD creates an opportunity to reflect changes in the 
technology of land development, provide opportunities for new approaches to home ownership 
and occupancy, and provide for an efficient use of land which can result in reduced 
development costs.  
 

2. Use-Type Definitions 
 
SINGLE UNIT MULTI-FAMILY DWELLING – One (1) single-family type dwelling, occupied by a 
maximum of 4 unrelated individuals on a common lot with other use types. 
 
MULTI-FAMILY DWELLING – A building or portion thereof which contains three (3) or more 
dwelling units for permanent occupancy, regardless of the method of ownership.  Included in 
the use type would be garden apartments, low and high-rise apartments, apartments for the 
elderly and condominiums.  
 
TOWNHOUSE – A grouping of three (3) or more attached single-family dwellings in a row in 
which each unit has its own front and rear access to the outside, no unit is located over another 
unit, and each unit is separated from any other unit by one (1) or more common walls. 
 
COMMUNITY BUILDING - A building providing a central space for a development's residents to 
utilize for recreational activities and/or other uses for the development's residents. 
 

3. Permitted Uses 
 The following uses are permitted in the Planned Residential district and are hereby approved 

for inclusion in the Development Plan for the proposed Glade Road Multi-Family Development.  
Residential 

Single Unit Multi-Family Dwelling 
Multi-Family Dwelling 
Townhouse 

 
Civic 

Community Recreation, Active and Passive 
 



Miscellaneous 
Associated trash and recycling facilities 
Community Building 

4. Site Development Regulations 

The Glade Road Multi-Family Development shall be subject to the following site development 
standards: 
 
 Minimum district size: 2.869 acres, or final development area based on survey. 

 
 Open space criteria. 

 
♦ A minimum of twenty (20) percent of the total district area shall be designated 

as open space. 
 

 Minimum setback requirements:  
 

♦ Front = Ten (10) feet 
♦ Side = Ten (10) feet  
♦ Rear = Ten (10) feet 

 
 Floor Area Ratio: A maximum floor area ratio of 0.52 will be used for the development.  

Final FAR shall be in general conformance with concept plan and architectural drawings, 
or reduced pending final engineering. 

 
 Lot Coverage:  The maximum lot coverage for the development will be as shown on the 

concept plan. 
 

 Minimum separation between buildings shall be 8’. 
 

 Parking: 
 

♦ Vehicular Parking - A minimum of 1.00 total spaces per bedroom within the PRD 
district will be provided. 

♦ Bicycle Parking - A minimum of 0.25 spaces per bedroom within the PRD district 
will be required.   

 
 Height:  The maximum building height for structures within the project shall be as 

follows: 
o Single Unit Multi-Family Dwellings: 32 feet 
o Multi-Family Dwellings: 42 feet 
o Townhomes: 32 feet 
o Community Building: 28 feet 

Building height shall be defined as the distance from the threshold of the front door of 
the structure to the highest point of the structure.  

 
 



 All new utility lines, electric, telephone, cable television lines, etc., and shall be placed 
underground. 

 

5. Occupancy 

For unrelated persons, occupancy of the units within this development shall be restricted to one 
person per bedroom.  This shall not apply to the occupancy of any unit by a family, as defined in 
the Zoning Ordinance. 

 
6. Public Service and Utilities 

 
Public Water 

 
All improvements will be designed in accordance with the Town’s Water System Specifications.  
Designs will be submitted to and approved by the Town Staff prior to any installations.  The 
proposal is for a development with a maximum of 112 units. With the existing 12” public water 
main in the vicinity, water pressure and flow is expected to be adequate.  
 
Sanitary Sewer 

 
Public Sanitary Sewer Service will serve the development. All improvements will be designed in 
accordance with the Town of Blacksburg’s “Wastewater Specifications.”  Designs will be 
submitted to and approved by the Town staff prior to any installations.  The proposal is for a 
development with a maximum of 112 bedrooms. With the existing service lines in the vicinity, 
capacity in the lines has been discussed with the Town of Blacksburg Staff. 
 
Project Location:  This project is located directly adjacent to existing Town of Blacksburg 
conventional sewer lines and currently an existing Town of Blacksburg Sewer Main crosses the 
property.  
 
Domestic Water and Sewer Demands 
 
Based on Virginia Department of Health Standards, an average daily flow is estimated for the 
proposed uses below. VDH states that “For all dwelling units the design shall be based on two 
persons per bedroom.”; however, in keeping with the proffers for this project and the 
anticipated demographics of the development, it is assumed there will be a maximum of 1.5 
occupants per bedroom. 
 

Single Unit Multi-Family, Multi‐Family and Townhome Residential: Maximum of 112 
bedrooms 

  100 gal/day per person = 16,800 gpd  
 

TOTAL ESTIMATED WATER/SEWER USAGE BY PROPOSED DEVELOPMENT = 16,800 gpd 
 
Applicant will construct or cause to be constructed at no expense to the Town all water/sewer 
mains and appurtenances on the Property and will connect the water/sewer mains to publicly 
owned water/sewer mains. All water mains and sewer mains will be constructed to the 



standards of the Town and/or the building code, will comply with the regulations and standards 
of the Town and will comply with the regulations and standards of all other applicable 
regulatory authorities. All water mains and appurtenances and sewer mains will be dedicated to 
public use unless otherwise directed by the Town of Blacksburg. 
 
Stormwater Management 

 
A stormwater management concept plan has been prepared and will be reviewed by the Town. 
 The project shall incorporate underground storage to address stormwater requirements. The 
Primary methodology for quantity and quality shall be met through the use of an underground 
ADS Stormtech system. A final design, to be submitted with future construction plans, will more 
precisely define the methodology, however this preliminary design is intended to show the 
feasibility of the project to meet DEQ and Town of Blacksburg requirements for both 
stormwater quantity and quality. The final design is subject to change, pending final 
engineering. The developer shall reserve the right to purchase nutrient credits to meet any BMP 
requirements that are not met through onsite underground storage. 

 
Solid Waste Collection/Recycling 

 
A private company will provide collection for the development.  Two dumpsters with 
accompanying recycling containers shall be located conveniently within the property, and 
generally out of view from the road.  Dumpsters and recycling containers shall be screened in 
accordance with existing zoning requirements. 

 
Electric, Telephone, Cable Television 

 
Utility services such as electric, telephone, and cable television, will be kept underground.  
Every effort will be made so appurtenances such as transformers, junction boxes, and pedestals 
are minimally visible. 
 

7. Transportation Circulation 
 
Vehicular Circulation 

 
See submitted trip generation data and turn lane warrant analyses. 
 

8. Alternative Transportation Planning 
 

The proposed development will provide multiple options for the resident who desires to utilize 
non-vehicular modes of transportation.  The Glade Road Multi-Family Development is located in 
close proximity to existing BT transit stops.  Both Uber and Lyft are also well established in this 
area and would be a reliable form of local transportation.  Travel by bicycle is also well suited 
for this area.  Glade Road has bike lanes on both sides as well as an existing public sidewalk on 
the same side of the road as the proposed development. 

 



9. Maintenance 
 

The development will be managed by a professional management company to handle unit and 
ground maintenance. All common space elements including the structures and exterior 
elements such sidewalks and parking lots will be under the developer’s ownership and will be 
maintained at no cost to the general taxpayer or the Town.  
 

10. Signs 
 
Signage for the project will be in accordance with the existing Town of Blacksburg signage 
regulations for residential zoning districts.  Square footage and height requirements will be in 
accordance with the signage requirements as specified in Section 5532 of the Town of 
Blacksburg Zoning Ordinance. 

  
11. Legal Description 

See the survey document dated 5/31/2019 in the Appendices. 
 
 



Planned Residential District Rezoning for 
Glade Road Multi-Family Development 

COMPREHENSIVE PLAN ANALYSIS 
 
I. Introduction  

 
Any development within the Town of Blacksburg is viewed by the Town Council, Planning 
Commission, Town Staff, and Citizens through the prism of the comprehensive plan.  The 
following narrative and analysis will address points within the comprehensive plan and discuss 
how the proposed development aligns with the vision, goals, and objectives of the 
comprehensive plan.  Please note that below are excerpts from the adopted 2016 
Comprehensive Plan and one should refer to the Plan for the full text.   
 
The subject property is identified in the Comprehensive Plan as having a future land use of Low-
Density Residential, located immediately adjacent to High-Density Residential and Low-Density 
Residential.  The text below is from the Comprehensive Plan, with the bold text demonstrating 
how the proposal meets the guidelines.   

 
 
II. Policy Chapters  

 
A Sustainable Community 
 
The Town of Blacksburg’s chapter on being a sustainable community discusses 
balancing economic vitality, environmental stewardship, and the well-being of citizens.  
A Venn diagram is provided in this chapter as shown below: 

 
This project serves to further this intersection in 
a way that might not seem immediately clear.  
This project will serve to connect it’s residents to 
the environment through it’s proximity to the 
rural character of the Tom’s Creek Basin and 
Town amenities such as the Brown Farm Park 
while also connecting them to the economy of 
Town just across the bypass through the UCB 
Corridor through automobile, bike, pedestrian, 
and transit modes.  Allowing People to live in 
close proximity to both the Environment and the 
Economy is a hallmark of sustainability.      

 
 
 
S.7 Support dark sky regulations and programming.  



• Establish a policy to require downward directed lighting on all new outdoor 
lighting fixtures to limit upward glare 

 
Discussion – This project will fully meet or exceed the Town’s limitations on lighting 
and supports the Dark Sky concept minimizing light pollution. 
 
Environment   
 
EN.27. Implement the BMPs required in the MS4 Program Plan.   
 
Discussion – This project will utilize the latest BMP technology to meet or exceed the 
Town’s SWM requirements. 

   
EN. 26. Open space is the preferred land use in fragile terrain. As part of the 
development review process, the Town will: 

• Prohibit development in wetlands 
• Restrict development in riparian buffer zones 
• Restrict development in Creek Valley Overlay 

 
Discussion – This project proposes no development or impacts to wetlands, riparian 
buffer zones, and does not lie within the Creek Valley Overlay 

 
 
Jobs & Housing 
 
J&H.1.  Recognize and grow economic development as part of a Sustainable Community 
 
Discussion – This development will add to the adjacent customer base for the 
University City Boulevard Commercial Area.   
 
J&H.48. Plan for the housing demands of a changing and diversifying population. 
 
Discussion – The development would provide new rental opportunities for a diverse 
demographic.  The unique mix of housing types provided in the development will give 
residents a choice in an ideal location for young professionals, young families, 
students, and/or graduate students.   
 
 
Transportation Objectives and Policies 

 
T.1.  Implement the Paths to the Future Map to create a cost-efficient infrastructure of 
multipurpose trails that connects to residential areas, parks, schools, businesses, and 
other community amenities. 
 



Discussion – The Paths to the Future Map has been included in the PRD application.  
While the Paths to the Future Map shows a future public route along the Bypass 
connecting to the existing trail terminus in The Village at Tom’s Creek, we would 
propose to shift this further down Glade Road to allow for better access for the 
existing neighborhoods west of the bypass.  
 
T.6. The Zoning and Subdivision Ordinance shall establish the design standards for trails 
sidewalks and bicycle lanes. 
 
Discussion – The project is fortunate to have existing public sidewalk all along it’s 
frontage along with Town bike lanes on both sides of Glade Road.  This is the ideal 
transportation situation for any project.   
 
T.10. Complete the construction of a connected sidewalk system: 

• Minimize curb cuts 
 
Discussion – The development of the project will provide a connected sidewalk system 
within the project connecting all units with all amenities and to the public sidewalk 
along Glade Road, which will allow interconnection reaching to University City 
Boulevard.  Additionally, the project will reduce the number of curb cuts on the 
property from 2 to 1.   
 
T.11. Minimize pedestrian and vehicular conflicts by: 

• Maintaining sidewalks and streets 
• Ensuring appropriate signage, lighting, markings, and other physical 

improvements are made.   
 
Discussion – The development of the project will include necessary signage and VDOT 
standard entrance designs that will minimize conflicts.  All public sidewalks will be 
maintained by the Town of Blacksburg and all private sidewalks will be maintained by 
the Owner. The new entrance will also align with Oriole Drive across Glade Road 
reducing pedestrian and vehicular conflicts. 
 
T.12. Maintain and improve the aesthetic quality of the pedestrian environment by 
planting street trees and other landscaping and installing street furniture where 
appropriate. 
 
Discussion – The development will incorporate street trees per town requirements.  
This addition will enhance the aesthetic quality of the pedestrians on the existing 
public sidewalk along Glade Road. 
 
T.49. The development review process ensures:  

• Surface parking facilities are landscape and appropriately lit 
• New parking lots minimize impacts on stormwater 



 
Discussion – The development will be landscaped in accordance with Town standards 
and the proffered Concept Plan.  Lighting will be provided to provide the necessary 
foot-candles and uniformity while conforming to the Town’s dark sky initiative.   
 
Community Character Principles 

 
CCP 1. Well-designed pedestrian and bicycle friendly routes and facilities are essential 
to the Town’s identity as a walkable and bikeable community. 
 
Discussion – The development is to be located on Glade Road which is classified as a 
Connector road within the Town.  Glade has both a public sidewalk and bike lanes 
providing pedestrian and bicycle friendly routes to University City Boulevard and 
beyond.      
 
CCP 2. Lifestyle conflicts are inherent in a college town, where neighborhoods may have 
a mix of students and non-students.   
 
Discussion - The development will provide opportunities to all residents of 
Blacksburg.  The location and design of the project will attract both students and non-
students.  Based on the existing neighborhood and adjacent properties, limited 
conflicts are projected and anticipated with the adjacent neighborhoods that also 
have a similar mix of students and non-students.   
 
CCP 16. Responsible site design and development practices will minimize environmental 
impacts within the Town.  Any residential, commercial, industrial, or agricultural 
development or redevelopment should meet and exceed federal, state, or local 
regulations to minimize impacts of soil erosion, stormwater run-off, and non-point 
source pollution.       
 
Discussion – The final stormwater management plan shall adhere to all local and state 
regulations and will protect downstream tributaries.  This development will meet 
today’s standards that require both SWM from a quantity and quality standpoint 
unlike developments of the past.   
 
CCP 17. The preservation of open spaces is an important part of community identity. 
 
Discussion – The development’s proposed active and passive recreational open space 
will contribute to the community’s identity and visual appeal.  
 
CCP 18. Minimize light pollution, balancing dark skies with a safe pedestrian and 
vehicular experience at night.  The design and placement of new lighting for buildings, 
parking areas, or streets should have minimum impact of light spillover and glare on 
surrounding uses with special attention given to lighting when transitioning from higher 



intensity to lower intensity uses.  Lighting should be the minimum necessary to have a 
safe environment.   
 
Discussion -- The dwelling units will have entry lights on the Glade Road frontage, and 
along the front face of the buildings.  In addition, parking lot lighting will be located 
within and around the parking lot.  The lighting will be full cutoff and will strive to 
have superior uniformity.   
 
CCP 19. For safety, appearance, and maintenance reasons, new developments are 
required to place utilities underground.  Where feasible and financially possible through 
developer contribution, Town subsidization, or other financial sources, existing above-
ground utilities should be relocated underground.   
 
Discussion -- All proposed utilities will be located underground and any necessary 
utilities to be relocated, will be relocated underground, where feasible.     
 
Land Use Objectives and Policies 

 
LU.1. Clearly articulate and communicate the Town’s Future Land Use goals, 
development standards and requirements to the development community and the 
general public.  
 
Discussion – The site sits within a future designated Low-Density Residential land use 
area while being directly across the bypass from a High-Density Residential and High 
Impact Commercial area. The current development standards provide for 1 dwelling 
per acre and one family plus two (2) unrelated persons to occupy a residence.  This 
project is located within the ‘Suburban Residential Neighborhoods’ Neighborhood as 
designated on Map C of the Town of Blacksburg’s Land Use Map Series.  
 
LU.6. 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.  
 
Discussion – This project fits in well with the transition from High Density Residential 
across the bypass as well as the existing apartment building on the property.  
Transitioning from the existing apartment use to Townhouses and single-family style 
cottages is an ideal form for this property.  The overall site design and architecture of 
the development will improve the streetscape and be pleasing to the neighborhood.   

 
LU.19. Regulate the amount of noise and/or light produced by land uses to minimize 
impacts on nearby properties. 
 
Discussion—The location of this project is surrounded by other residential homes and 
rental units. No adverse noise or light impacts should be experienced by neighbors 



beyond normal residential use. Parking lot lighting may be necessary adjacent to the 
dumpster area. These lights will be full cutoff type fixtures and will minimize light 
pollution. 
 
LU.20. Protect the integrity and quality of water resources in the Town. 
 
Discussion – All federal, state and local stormwater quality and quantity requirements 
will be strictly adhered to for the development. 
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CONCLUSION 
 
 
The Glade Road Multi-Family Development is a development that will provide desired and needed infill 
within the Town, while being in close proximity to Virginia Tech.  The option provided is fitted with a 
maximum of 112 bedrooms. The project incorporates design features that provide a pleasing 
streetscape that is inviting and provides on-site sidewalk for future Town of Blacksburg interconnection 
efforts.  The Glade Road Multi-Family Development will be an asset to the community within the Town 
of Blacksburg.  Blacksburg is in need of additional multi-family housing with the increasing size of the 
University and job opportunities within the Town, and this project is poised to integrate these new 
residents of Blacksburg into the community with multiple housing options to choose from. 
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APPENDICES 
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APPENDIX A – DEEDS 
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APPENDIX B – ADJACENT PROPERTY OWNERS 
 
 



Appendix B

TAX MAP # Name of Property Owner Mailing Address

225-A-3 Hopper Cary W 707 S Main St, Blacksburg,VA 24060

224-A-4 Hopper Cary W 708 S Main St, Blacksburg,VA 24060

225-11SEC-2-1 Tribe Donald S, Tribe Kim E 1703 Oriole Dr, Blacksburg, VA 24060

225-13-2 Crockett James D,Crockett Arlene R 875 N 10th St, Wytheville, VA 24382-1014

224-5-3 Simonpietri Amy B, Simonpietri Sean C 1005 Glade Rd, Blacksburg, VA 24060

224-5-4 Martin David B, Martin Elizabeth N 113 Eagle Creek TER, Zion Crossroads, VA 22942

224-A-54A Dutch West LLC P.O Box 101, Blacksburg VA 24063

1002-900 GLADE ROAD

ADJACENT PROPERTY LANDOWNERS
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APPENDIX C – EXISTING ZONING MAP & EXISTING LAND USE MAP 
 



12
60

 R
ad

fo
rd

 S
tr

ee
t

Ch
ris

tia
ns

bu
rg

, V
irg

in
ia

 2
40

73

Em
ai

l: 
in

fo
@

ga
ya

nd
ne

el
.c

om
W

eb
: w

w
w

.g
ay

an
dn

ee
l.c

om

The drawing, design, and digital files relating to this project are the property of Gay and Neel, Inc.  The reproduction, copying, or other use of this drawing without GNI's written consent is prohibited.

NO. COMMENTS DATE

SHEET NUMBER

PI
C

PM
DE

SI
GN

GNI JOB NO. ISSUE DATE

PROJECT TEAM

REVISIONS

JOHN T. NEEL, P.E 

JOSH M. MACDONALD, P.E

BAP

6/06/20191108.7

1 OF 1

X
:\D

ra
w

in
gs

\1
10

8-
7\

E
N

G
IN

E
E

R
IN

G
\R

ez
on

in
g\

C
A

D
\X

X
X

X
_S

ht
_C

2_
S

ite
_L

ay
ou

t_
P

la
n.

dw
g

S
IT

E
 L

A
Y

O
U

T 
A

N
D

 D
IM

E
N

S
IO

N
 P

LA
N

,  
06

/0
6/

20
19

 1
2:

17
:2

6 
P

M
, B

pe
tti

fo
rd

, A
ut

oC
A

D
 P

D
F 

(G
en

er
al

 D
oc

um
en

ta
tio

n)
.p

c3
, 1

:1

G
LA

D
E

 R
O

A
D

 R
E

ZO
N

IN
G

APPENDIX C
EXISTING ZONING MAP

SITE



Planned Residential District Rezoning for 
Glade Road Multi-Family Development 

APPENDIX D – FUTURE LAND USE MAP 
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APPENDIX E – MIXED USE AREA MAP 
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APPENDIX F – URBAN DEVELOPMENT AREA MAP 
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Legal Description 

All those certain tracts, or parcels of land, lying and being in the Town of Blacksburg, Prices Fork 
Magisterial District, Montgomery County Virginia, and designated on Montgomery County Tax Maps as 
Parcels  225-(A)-5, 225-(A)-6 and 225-(A)-7, adjoining Glade road and the U.S. Route 460 By-Pass and being 
more particularly bounded and described as follows: 

BEGINNING at a concrete V.D.H. monument at the intersection of the west side of the U.S. Route 460 By-
Pass right-of-way line and the north side of the Glade Road right-o-f-way line, said monument being 
situated approximately 150 feet west of the west end of the Glade Road bridge over said By-Pass; 

THENCE, leaving Route 460 and running with Glade road and Tax Parcel 225-(A)-6, North 62°00’40’ West 
216.02 feet to a point on the line of Tax Parcel 225-(A)-7; 

THENCE leaving Tax Parcel 225-(A)-6 and running with 225-(A)-7, South 53°56’43” West 5.70 feet to a rod 
at the corner of Tax Parcel 225-9A)- and 225-(A)5; 

THENCE, leaving Tax Parcel 225-(A)-7, and continuing with the Glade Road right-of-way and Tax Parcel 
225-(A)-5, on a curve to the left having a Delta Angle of 19°12’15”, a Radius of 599.46 feet, a tangent 
length of 101.41 feet, a Chord Bearing of North 70°41’44” West, and a Chord Length of 199.99 feet to a 
point, a corner to lands of Cary w. Hopper; 

THENCE, leaving Glade Road and running with Tax Parcel 225-(A)-5, and Hopper, the following courses: 

 North 20°04’08” East 111.20 feet to a point; 

 North 25°26’08” East, 13.80 feet to a point situate South 28°32’01” East, 1.45 feet from a rod; 

North 62°02’08” East, 341.20 feet to a point on the line of other lands of Hopper; 

 South 39°24’26” East 185.40 feet to a rod; 

South 53°56’43” West 104.54 feet to a rod; a corner to Tax Parcel 225-(A)-5, 225-(A)-6 and 
Hopper;  

South 67°57’30” East, leaving Tax Parcel 225-(A)-5, 155.20 feet to a rod on the west right-of-way 
line of U.S. Route 460 By-pass; 

THENCE, leaving Hopper and running with said right-of-way line and Tax Parcel 225-(A)-6, South 23°04’11” 
West 135.03 fee to a concrete V.D.H. monument;  

THENCE, continuing with said right-of-way line and Tax Parcel 225-(A)-6, South 57°48’58” West 101.00 
feet to the BEGINNING. 

The above described tracts, or parcels contain 2.869 acres in title and the same lands which were acquired 
by Ruth I. Epperly, Life estate, c/o Michael D. Epperly, et al, being Tax Parcel 225-(A)-5, containing 1.770 
acres, by deed recorded in Deed Book 877 at Pg. 96 and by Kevin Gilbarte, who acquired Tax Parcel  225-
9A)-6, containing 0.986 acres of land and tax Parcel 225-(A)-7, containing 0.113 acres of land, by deed 
recorded in Instrument no. 2016002011. These deeds are recorded among the records of the Clerk’s Office 
of the Montgomery County Circuit Court and are the last instruments by which the owners acquired their 
interest in the subject lands.   
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