
 
 
 
 
MEMORANDUM 
 
To:   Planning Commission 

From:   Emma Martin, Planner I _______________ 

  Kinsey O’Shea, AICP, Town Planner____________ 

Date:  December 12, 2019 

Subject:   CUP 19-0008 Conditional Use Permit for Vehicle Use of Alley for Non-Residential use in 
the Old Town Residential (OTR) Zoning District on 0.341 acres at 205 Kent Street (tax 
parcel 256- 6SEC 4 3, 4A), requested by Ryan Seavy of [R(Plus) Incorporated] (applicant) 
and H C M F XXXIII Partnership (property owner) 

 

SUMMARY OF LAND USE REQUEST     
Property Location   205 Kent St 

Tax Parcel Numbers   256-6 Sec 4 3, 4A 
Parcel(s) Size   0.341 acres 

      Present Zoning District   OTR- Old Town Residential 
Present Use   Vacant 

      
Adjacent Zoning District   North: Old Town Residential 

    East: Old Town Residential 

   South: University 
    West: University 

    
Adjacent Uses   Northwest: Multi-family residential 

   Northeast: Single-family residential 
    Southeast: Multi-family residential 

   Southwest: University 
      

Adopted Future Land Use   Medium-Density Residential 
Proposed Use of Structure   Office use with accessory club use 

Neighborhood Meeting   4-Dec-19 
 

EXISTING CONDITIONS AND BACKGROUND 
The property subject to this Conditional Use Permit request for non-residential alley access is located at 
205 Kent Street.  The parcel is approximately 0.341 acres, and contains an existing two-story house that 
has been unoccupied for many years and was most recently used as student housing.  The owner 
intends to reuse and rehabilitate the structure for an office use and to add additional square footage on 
the rear of the building to accommodate events accessory to the office use. This request for non-
residential alley use is related to a Conditional Use Permit request to allow an office use with accessory 
club use in the Old Town Residential Zoning District (CUP19-0007). This staff report covers the 
Conditional Use Permit request for vehicle access of the rear alley for a non-residential use.  
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The Cranwell Foundation seeks a Conditional Use Permit for the use of the alley behind 205 Kent Street 
for vehicular access to staff parking. There is currently an alley that serves five structures (excluding 205 
Kent Street) that front on either Otey or Kent Street from Wall Street to Washington Street.  
 
As per section 5719 of the Zoning Ordinance, any use of an alley other than access to a single-family 
residence requires a Conditional Use Permit. This alley would serve a small parking lot at the rear of the 
building at 205 Kent Street. This parking lot is proposed to house six 90-degree parking spaces on 
permeable paving. These spaces are proposed to be used by the Cranwell Foundation’s five full time 
office staff expected to occupy the renovated building. 
 
CRITERIA FOR EVALUATION 
The criteria to be considered in evaluation of a Conditional Use Permit are: 
 

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. 

 
NEIGHBORHOOD MEETING 
A neighborhood meeting was held on December 4th, 2019 at 5:30 PM. Notes and sign in sheet are 
attached. Both office and alley Conditional Use Permit applications were covered in this neighborhood 
meeting.  

COMPREHENSIVE PLAN 
The subject area is located in the Downtown West Planning Sector identified in the Downtown 
Strategic Plan. The Blacksburg Strategic Plan promotes the reuse of historic homes for non-residential 
uses in this sector. The application states that the proposed project promotes the goals of the 
Downtown West Planning Sector including broadening use categories, rehabilitation of existing homes, 
and enhancing the public realm, among other things. See application for more detail concerning 
project goals.  

The Future Land Use map identifies this property as Medium-Density Residential which allows for up 
to and including ten dwelling units per acre; or up to 20 bedrooms per acre, whichever is less. Typical 
implementing districts are Transitional Residential (R-5), Old Town Residential (OTR), Planned 
Residential (PR), and Planned Manufactured Home (PMH) zoning districts.  

This Future Land Use does not contemplate additional non-residential uses, but the implementing 
zoning districts do allow some non-residential uses by Conditional Use Permit. These requests are 
reviewed on a case-by-case basis for their merits and neighborhood compatibility, as well as the 
mitigation of any adverse impacts.  
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ZONING ORDINANCE AND SUBDIVISION ORDINANCE 
Per section 5719(a) of the Zoning Ordinance, “use of alleys for ingress and egress to other than single 
unit residential use shall require a special use permit in all zoning districts.” The applicant is not 
proposing any changes to the existing alley. The block defined by Kent Street, Washington Street, Otey 
Street, and Wall Street (referred to as the Kent Street block) contains nine properties (including 205 
Kent Street) that include a mix of single- and multi-family residential units, the Chabad at Virginia Tech, 
and a law office. According to the applicant, five of the nine properties within the Kent Street block 
access their parking via the alley, including 205 Kent Street’s adjacent neighbors. 

The existing alley that runs parallel to Kent Street is approximately ten feet wide with fairly consistent 
paved asphalt. The edges of the alley appear to be in good condition and the alley appears fairly 
consistent in width. The entrance of the alley on Washington Street has some crumbling asphalt and 
may benefit from improvement. The one-way portion of the alley running parallel to Wall Street is in 
poor condition and may benefit from improvement. Please refer to staff GIS maps for clarification of 
one- and two-way portions of the alley. The adjacent properties use the alley for parking access, trash 
collection, and recycling collection. The one-way portion of alley near the exit on Otey Street is also 
used for trash and recycling collection.  

The applicant states that six parking spaces will be provided at 205 Kent Street.  These parking spaces 
are intended for the use of the five full-time Cranwell Foundation staff.  Accessory to the office use, 
the Cranwell Foundation intends to host events and meetings or gatherings at the center on a limited 
basis.  For events hosted by the Cranwell Foundation, parking will not be available for the general 
public at 205 Kent Street. Guests for events hosted at the Cranwell Foundation are expected to utilize 
public parking in downtown Blacksburg or to use other transportation modes. The Kent Square garage, 
Squires parking lot, and the Architecture Annex parking lot are located within a five-minute walk of 
205 Kent Street. The applicant states that since only six spaces are provided on site, the Cranwell 
Foundation office will generate similar use of the alley to existing multi-family development.  
 
Development Standards and Subdivision Standards 
There are a number of Zoning Ordinance and Subdivision Ordinance standards that deal with the use 
and development of alleys.   
 
Per the Development Standards in Zoning Ordinance Section 5719, evaluation criteria are provided for 
the consideration of Conditional Use Permit requests for non-residential alley use. Staff comments have 
been provided in italics below.  
 

1) The function of the alley in the neighborhood or other area 
The alley currently provides vehicular access to several residential structures that front on Kent Street, 
Wall Street, and Otey Street. In addition, the alley provides vehicular access to two non-residential uses 
including the Chabad at 301 Wall Street and the Neyhart and McConnell law office at 210 Otey Street.  
 

2) Length and width of the alley 
The alley has entrances on Washington Street, Kent Street, and an exit on Otey Street.  It runs parallel to 
Kent Street and Otey Street.  It does not run the full length of the Kent/Otey block from Washington 
Street to Wall Street.  The alley is approximately 300’ running parallel to Kent Street/Otey Street, and 
approximately 315’ running parallel to Wall Street/Washington Street, connecting Kent Street and Otey 
Street.  The portion of the alley parallel to Kent and Otey Streets is approximately 10’ wide and allows 
two-way traffic.  The portion of the alley parallel to Washington Street, connecting Kent Street to Otey 
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Street is approximately 6-10’ wide and accommodates one-way traffic from Kent Street north to Otey 
Street.  Please see the attached GIS graphics.   
 

3) Level of improvement of the alley 
The alley is paved for its entire length.  However, the one-way portion parallel to Washington Street/Wall 
Street is in poorer condition and would benefit from improvement.  The two-way edge of the pavement 
where it meets grass is in generally good condition, and not crumbling.  The entrance to the alley along 
Washington Street could benefit from some improvement, as there is some crumbling of the top layer of 
asphalt.   
 

4) Level of existing traffic on the alley 
The alley provides vehicular access to several residential structures on the block, but does not connect 
multiple blocks like many other alleys in town.  It does not appear to function as a through-way or bypass 
to the street system.  
 

5) Function of the alley in the overall transportation network 
The alley does not appear to serve as a bypass for the overall transportation network, but to provide off-
street parking for structures in an area where not all structures have driveways off the street. 
 

6) New traffic anticipated to be generated by the proposed use 
The applicant states that the regular users of the alley will be the Cranwell Foundation’s five office 
employees. Based on the 1600 SF Office space the anticipated total daily trips would be twenty-six (26). 
As a comparison, the anticipated number of total trips for a Single Family use would be ten (10) and a 
Multi-Family use with two (2) and three (3) dwelling units, respectively, would be fifteen (15) and twenty-
two (22) total trips. Though an office use would be expected to have higher traffic volumes than past 
uses the increase would be expected to have a negligible impact. 
 

7) Whether or not additional traffic will have a negative impact on the surrounding neighborhood 
or area 

It is not anticipated that the additional traffic would have a significant negative impact on the 
neighborhood, as the office is not anticipated to generate a high volume of traffic. For events, the alley 
may be used as a drop-off location and parking for ADA accessibility.  
 

8) Safety of using the alley for the proposed use 
There is no concern that the alley would be unsafe for the proposed use.  The use of the alley for office 
parking is compatible with the use of the alley for residential parking.   
 

9) Or any additional improvements needed for the proposed use, as determined by the 
Administrator, based on the impact of the proposed use of the alley and the standard needed to 
support the existing and proposed uses of the alley.  

The Planning Commission and Town Council may wish to require a condition that either requires 
improvements be made to the alley or prohibits office users from entering the alley from the Kent Street 
side, and only accessing the alley for entrance and exit from the Washington Street side, thereby 
reducing the volume and frequency of the traffic on the one-way portion of the alley, which is in poorer 
condition.  
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Subdivision Ordinance Section 5-325 contains standards for new alley construction. While these 
standards apply to new construction, Planning Commission and Town Council may wish to consider 
these standards in the evaluation of this request. The full section of Subdivision Ordinance 5-325 is 
found in the appendix.  
 
ADVERSE IMPACTS 
Section 1181 of the Zoning Ordinances requires that Conditional Use Permit requests be evaluated for 
minimum adverse impact on the surrounding neighborhood or community.  Adverse impact shall be 
evaluated with consideration to items such as, but not limited to: traffic congestion, noise, lights, dust, 
drainage, water quality, air quality, odor, fumes, and vibrations.  In consideration of these impacts, due 
regard shall be given to the timing of the operation, site design, access, screening, or other matters 
which might be regulated to mitigate adverse impacts.   
 
The use is consistent with adjacent properties in terms of number of parking spaces provided as well as 
the general use of the alley to access parking areas. The alley is the historical means of vehicular access 
to 205 Kent Street.  
 
CONCLUSION 
In conclusion, the Conditional Use Permit application being reviewed is a discretionary decision. The 
application is evaluated on conformance with the Comprehensive Plan and to official Town policies, 
including the purposes and development requirements of the Zoning Ordinance and Subdivision 
Ordinance regarding use and design standards for alleys. In addition, the Conditional Use application is 
evaluated as to whether it has a minimum adverse impact on the surrounding neighborhood or 
community.  
  
The proposal, as presented, complies with all Zoning Ordinance District Standards, Subdivision 
Standards, Use and Design Standards and Development Standards. No adverse impacts are expected 
due to the use of this alley for access to non-residential parking.  
 
STAFF-RECOMMENDED CONDITIONS 

1) The property shall be developed in substantial conformance with the revised application dated 
December 2, 2019.   

2) The primary non-residential use of the alley shall be limited to office employees for access to the 
parking to the rear of 205 Kent Street. 

3) Additional non-residential use of the alley for events accessory to the office use shall be limited 
to handicap parking and drop-off/pickup for guests needing ADA accommodations. 

 




