


OFFICE USE ONLY  DATE RECEIVED___________________ CUP NUMBER________________ 
 PRESUBMITTAL MEETING DATE___________ 

REVISED 04-10-14 KJO 
 

 
 
Location or Address of Property for Conditional Use Permit: 
___________________________________________________________________________________ 
 
Tax Parcel Number(s):   _______________________________________________________________________ 
 
Acreage____________________________________________________________________________________ 
 
Present Zoning District: _______________________________________________________________________ 
 
Present Use of Property:  _____________________________________________________________________ 
 
Proposed Use for the Property__________________________________________________________________ 
 
Conditional Use Requested:  ____________________________________Code Section_____________________ 
 
Is this request for an amendment to an existing Conditional (Special) Use Permit?  _______________________ 
 
Previous Conditional (Special) Use Permit Number/Resolution Number_________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPLICANT/CONTACT PERSON (Contract Purchaser if applicable) 
 
NAME: ________________________________________________________________________________________ 
 
ADDRESS: _____________________________________________________________________________________ 
 
_______________________________________________________________________________________________ 
 
PHONE: ________________________________________ EMAIL: _____________________________________ 
 

PROPERTY OWNER(s) (If property is held in an LLC or other corporation, names of all partners must be disclosed.  
Signatures may be obtained and submitted on a separate sheet if needed) 
 
NAME: ________________________________________________________________________________________ 
 
ADDRESS: _____________________________________________________________________________________ 
 
_______________________________________________________________________________________________ 
 
PHONE: ________________________________________ EMAIL: _____________________________________ 
 

ENGINEER/ARCHITECT (optional) 
 
NAME: ________________________________________________________________________________________ 
 
ADDRESS: _____________________________________________________________________________________ 
 
_______________________________________________________________________________________________ 
 
PHONE: ________________________________________ EMAIL: _____________________________________ 
 



OFFICE USE ONLY  DATE RECEIVED___________________ CUP NUMBER________________ 
 PRESUBMITTAL MEETING DATE___________ 

REVISED 04-10-14 KJO 
 

 
 
Please provide the following information - attach separate pages if necessary: 
 
Description of the proposed use (or site modification) 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
 
Please demonstrate how the proposed use, when complemented with additional measures, if any, will be in 
harmony with the purposes of the specific district in which it will be placed. 
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________ 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
 
Please demonstrate how there will be no undue adverse impacts on the surrounding neighborhood in terms of 
public health, safety, or general welfare, and show the mitigation of impacts to achieve the goals. 
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________ 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
 
Any modifications or exceptions to Use and Design Standards or Development Standards must also be requested 
at the time of CUP evaluation.  Identify and provide a justification for modification/exception 
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________ 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
 
If the application is an amendment to an existing approved S/CUP, provide an identification of any proposed 
changes requested below and on a plan, and a strike-through and italic edit of any conditions proposed to be 
changed 
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________ 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
 
 



 
CONDITIONAL USE PERMIT APPLICATION  

 
FOR 

 
MIDTOWN REDEVELOPMENT 

PARTNERS, LLC 
 

MIDTOWN DC PARCEL #5 
 

203 Eheart Street NE 
Blacksburg, Virginia 

 
TAX PARCELS 

257-A-94 (Portion of) 

 
APRIL 1, 2020 

 
 
 

PREPARED FOR:  
Midtown Redevelopment Partners, LLC 

P.O. Box 10397 
Blacksburg, VA 24062 

 
PREPARED BY: 

BALZER & ASSOCIATES, INC. 
80 College Street, Suite H 
Christiansburg, VA 24073 



  

2 

Description of Proposed Use: 
 
The site is located on a portion of the property addressed as 203 Eheart Street within the 
Midtown Project (Old Blacksburg Middle School) and is owned by Midtown Redevelopment 
Partners, LLC.  This portion of property has been designated Downtown Commercial Parcel #5 
(DC 5) in the approved rezoning for the Old Blacksburg Middle School property designated as 
Ordinance Number 1866.  DC 5 will be located at the intersection of the new Church Street 
extension and Midtown Way.  While not directly adjacent to Clay Street, the parcel is visible 
from Clay Street as well.  The proposed use of this DC 5 parcel as provided within the approved 
rezoning application and Pattern Book is a mixed-use building that may include commercial, 
office, retail, and residential uses.  As the overall site grading and infrastructure work have 
commenced and detailed building design of DC 5 has progressed, additional building height 
above the currently allowed 60 feet is required for DC 5.   
 
The Pattern Book approved for the Midtown Development allowed for a maximum height of 60 
feet in the proposed Downtown Commercial district.  The underlying height requirement in the 
Downtown Commercial district is also 60 feet.  The Town zoning ordinance defines building 
height as “The vertical distance measured from the adjoining grade at the front entrance of the 
building or structure to the highest point of the structure. For corner lots, the building height shall 
be the average of the front height defined above and the building side height adjacent to the 
street. The building side height shall be defined as the vertical distance measured from the lowest 
adjoining grade on the side adjacent to the street to the highest point of the structure.”  Although 
this lot is a corner lot, the approved Pattern Book states that building height for DC 5 shall be 
measured from the Midtown Way street side of the building.  This was done knowing that the 
new Church Street Extension would be dropping in grade to meet Clay Street and that the DC 5 
building design would be using that grade drop for a basement like condition for parking 
underneath the building.   
 
The current building design for DC 5 is a five-story mixed use building over a podium garage.  
As design was finalized on the building, it was determined that the maximum building height as 
measured from Midtown Way would be approximately 65 feet, thus 5 feet taller than currently 
allowed.  The request of this Conditional Use Permit is for a maximum building height of 70 feet 
for DC parcel 5 which does allow from some additional height averaging for the short portion of 
building along Church Street.   
 
When evaluating an additional height increase in the Downtown Commercial zoning district, the 
following criteria are reviewed: 
 
(1) Whether the parcel has frontage on a Major Arterial roadway  
- While the overall Midtown Development does have frontage on major arterial (South Main 
Street), DC Parcel 5 does not have frontage on South Main Street.  South Main Street is the 
closest Major Arterial and it is approximately 475’ west of the parcel.  There are also several 
proposed future buildings between DC 5 and South Main Street including the proposed DC 2 
buildings that front on South Main Street and the Town of Blacksburg Public Safety Building 
and Parking Garage. 
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(2) The parcel is not located within two hundred fifty (250) feet of any parcel zonedR-4, R-5 or 
OTR 
- As shown on the attached drawing labeled CUP 1, the property is located within 250 feet from 
R-5 zoned property.  These R-5 properties are located across Clay Street from the Midtown 
Development. 
 
(3) Relationship of building to the street 
- The building sits on a corner lot and addresses both Midtown Way (approximately 266’ 
building length) and the new Church Street extension (approximately 98’ building length).  
Downtown Commercial buildings are intended to be placed closer to the street but still provide 
adequate pedestrian facilities.  The proposed building has varying setbacks from the edge of the 
proposed roads from 19 feet – 29 feet due to the building articulation.  The Based on these 
factors, the additional 5-10 feet of proposed building height do not negatively impact the 
building to street relationship.   
 
(4) Building mass, scale, architectural features, which should include expression lines or other 
horizontal building articulation, and step backs for stories above sixty (60) feet in height.  
- The majority of the building mass is located along Midtown Way and the central park area.  
The building has always been situated on the site to front Midtown Way and not have tall 
building mass along the frontage of Clay Street.  Only a short section of the end of one leg of the 
building is near Clay Street and the portion of the building is 76 feet from the Clay Street right of 
way.  The building also has several different materials proposed that break up the façade of the 
building both horizontally and vertically.  The scale and height of the building itself is in keeping 
with the other multi-use buildings, hotel and public safety building proposed within Midtown in 
both architectural character and materiality as well as height.   
 
(5) Building setbacks 
- The building setbacks were determined and specified as part of the rezoning application and 
accompanying Pattern Book.  Minimum required building setback from Midtown Way for DC 
zoned parcels is 0 feet, however the proposed building is setback between 7 feet and 16 feet from 
the right of way line.  Minimum required building setback from New Church Street is 12 feet 
from the curb line and the proposed building face is setback 19 feet.  Minimum required building 
setback from the north and east exterior property lines is 0 feet.  The proposed building is 
setback 56 feet from the north property line and between 0.8 feet and 6.5 feet from the east 
property line. 
 
(6) Width of sidewalk  
- The sidewalks along the street frontages of DC 5 are very wide based on the approved Pattern 
Book.  A minimum sidewalk width of 10 feet was proposed along Midtown Way in the Pattern 
Book but the current design is proposing a 13 foot wide sidewalk between the curb and the right 
of way line with an additional 7 feet of concrete sidewalk beyond the right of way line to the face 
of the building.  This creates a 20-foot pedestrian area between the street and the building.  A 
minimum sidewalk width of 12 feet was proposed along New Church Street in the Pattern Book 
and the current design is proposing a 12-foot wide sidewalk.  There is also an additional 5-foot 
sidewalk adjacent to the 12-foot sidewalk for approximately 45 feet to access the Clay Street side 
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of the building.   Sidewalks which are internal to the site, and private, range between 5 feet and 8 
feet in width. 
 
(7) Impact on pedestrian environment  
- Wide sidewalks as described above, dedicated bike lanes and adjacent multi-use paths provide 
a variety of pedestrian and bike travel ways.  The minimal additional height requested with this 
CUP does not negatively impact the pedestrian environment of the Midtown Development. 
 
(8) Impact on adjacent land uses. 
- The Midtown Development is a mixed use development that has commercial, residential, hotel, 
restaurant and public use buildings and uses proposed for the site.  All uses onsite in the DC 
district are proposed for a 60’ height.  However, the Town is currently in the process of 
requesting a CUP for additional height on their proposed Public Safety building and Parking 
Garage that is directly across new Church Street from DC 5.  The Town request is for a 
maximum height of 86 feet.  Midtown Redevelopment Partners find no adverse impact to the 
overall Midtown Development with the Town’s additional height request.  As the DC 5 request 
is for only 70 feet and is primarily located along Midtown Way and internal to the overall project 
site, no negative impact on adjacent land uses are anticipated with this request.   
 
 
Please demonstrate how the proposed use, when complemented with additional measures, if 
any, will be in harmony with the purposes of the specific district in which it will be placed: 
 
The proposed use has been envisioned on the parcel throughout the rezoning process.  Mixed use 
development is a guiding feature of Midtown and this DC 5 building addresses those goals.  
There are also housing goals that have been expressed by the Town of Blacksburg over the years 
to provide new housing opportunities in the Downtown Commercial District.  As now proposed, 
the height increase that is requested allows for 91 well-appointed residential units that are 
designed and marketed for long term, permanent residents and not “gameday condos” or student 
housing.  These residential units will provide owners/tenants with the ability to walk to shopping 
and restaurants downtown and potentially their places of business.  The Downtown Blacksburg 
Housing Market Study prepared by Development Strategies in July 2015 also stated that 
professional/graduate housing and mid-career housing can be achieved with density and higher 
rent commercial space.  The additional 10-foot height increase that is being requested does not in 
any way detract from or alter the overall development patterns or design intent of Midtown or the 
Downtown Commercial District.    
 
Please demonstrate how there will be no undue adverse impacts on the surrounding 
neighborhood in terms of public health, safety or general welfare, and show the measures to 
be taken to achieve such goal: 
 
As stated above, no adverse impact to the surrounding neighborhood is anticipated with the 
additional 10 feet of height proposed on DC 5.  Wide, pedestrian friendly sidewalks are planned 
along the street frontages and the building itself is situated primarily to the internal side of the 
property and fronts on Midtown Way.  The portion of the building closest to an existing 
residential neighborhood is setback approximately 76 feet from the Clay Street right of way and 
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is approximately 127 feet from an existing structure across Clay Street.  The façade of the 
building in this area is only 65 feet in width as the majority of the building area is along 
Midtown Way.  There will also be a trail and greenspace located between the Clay Street right of 
way and the proposed DC 5 rear parking lot.  This open area will be approximately 30 feet in 
width and will be landscaped with trees and shrubs.  The existing vegetation along Clay Street in 
this area that can be saved will also aid in providing natural screening.    
      
Any modifications or exceptions to Use and Design Standards or Development Standards must 
also be requested at the time of CUP evaluation.  Identify and provide a justification for 
modification/exception.: 
 
No modifications or exceptions to Use and Design Standards or Development Standards are 
requested. 
 
If the application is an amendment to an existing approved CUP, provide an identification of 
any proposed changes requested below and on a plan, and strike-through and italic edit of any 
conditions proposed to be changed: 
 
This application is not amending an existing approved CUP. 
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