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Berewick: Planned Residential District Rezoning 

Description of the Planned Residential Rezoning Narrative

Need and justification for the change in zoning classification 

The Town of Blacksburg is rapidly being depleted of detached single-family building lots, due in 
part to the limited amount of available single-family detached residentially zoned acreage 
remaining within the town corporate limits which also possesses access to town water and sewer 
facilities.  As a consequence, the number of single-family detached building lots within town has 
declined to its lowest point in decades, with only two moderate sized residential subdivisions 
currently approved and under construction, those being the 49 lot new phase in the Northside 
Park development and the 21 lot Kinloch subdivision. Our understanding is that all the lots in 
these two developments are already pre-sold. 

This 40.345-acre tract, with frontage on Tom’s Creek and Redbud Roads, is in a single-family 
residential neighborhood (adjacent to the RR-2 zoned Brookfield Village) and possesses access 
to both town water and sewer services.  Its current RR-1 zoning classification does not allow 
development for a sufficient density to justify a single-family detached residential subdivision 
that would afford development of lots for (quite typically young) professionals and families, 
which represents the greatest residential housing need currently existing in the town of 
Blacksburg.  

In addition to the above, the site includes good street access to the U.S. 460 interchange, situated 
within a third of a mile of the property, which will provide quick and direct access both east and 
west along this major highway link thereby lessening reliance for use of more congested 
secondary streets within the town to access major shopping and employment centers. 

While a conditional rezoning to Rural Residential 2 (RR-2) was considered, this application 
requests consideration for Planned Residential District (PRD) to incorporate a variety of single-
family dwelling housing options and allow greater flexibility in development.  While the average 
and median lot sizes are larger than the adjacent Brookfield Village, the variation in lot sizes is 
greater and will provide for a mixture of dwelling sizes and individual land ownership.   

Identify any anticipated effect of the proposed change on public services and facilities 

Rezoning of this 40.345 acre Tom’s Creek Road property to Planned Residential would allow 
creation of a new off-road pedestrian and bike path that would allow linkage of the trail systems 
in the neighboring residential neighborhoods to reach the currently underused Blacksburg Tom’s 
Creek Park ballfield and dog park complex without having to walk or bike within the road right-
of-way, thereby increasing the park’s accessibility to the surrounding neighborhoods.  In 
addition, this proposed trail corridor is a component of the “Pathway to the Future” trail corridor 
identified in the town comprehensive plan for improving bike and pedestrian access to the Tom’s 
Creek section of town.  
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Berewick: Planned Residential District Rezoning 

This rezoning and proposed planned residential subdivision will provide planned access rights-
of-ways both to the north and east of the property thereby providing future connectivity to these 
currently largely undeveloped areas for future development.  Likewise, the planned STEP/STEG 
sewer facility to be installed by the developer will require no additional expense to the town 
given that it will link to the existing Brookfield pump station at the expense of the developer.   
The future residents of this planned development will be customers to the existing water system 
that serves the Tom’s Creek basin, which has adequate pressure and flow to handle the proposed 
subject development at its full buildout.   

Finally, this rezoning would allow creation of a segment of the planned future pedestrian and 
bike path which would extend through the main drainage area of the subject property and 
eventually extend to other existing and future multi-use trails.  

Justify appropriateness of the property for the proposed change, as it relates to the intent of the 
zoning district requested and applicable use and design for all proposed uses 

The proposed zoning change to Planned Residential and the planned development that the 
rezoning would allow would create a needed new single-family detached residential 
neighborhood that would allow increased use and access to the adjacent Blacksburg Tom’s 
Creek Park while providing scenic and quality open space amenities that could be enjoyed by the 
residents of the new development as well as the greater community, in that the planned new 
public trails would pass through the planned open space preserve.  Employment of the Planned 
Residential rezoning will allow creation of a residential neighborhood which would not 
otherwise be feasible under the existing zoning classification.   

Relationship of the proposed change to the Comprehensive Plan 

The comprehensive plan and future land use map indicates that the subject property is in an area 
designated for very low density residential, but this was predicated on areas of the Tom’s Creek 
basin where public sewer was not feasible nor anticipated and access was formerly from a very 
dangerous interchange at the U.S. 460 bypass intersection.  However, like the Brookfield 
Village, Trillium Place and Village at Tom’s Creek developments, all of which lie within 1/4 
mile of the subject property, access to both town water and sewer is now feasible and access has 
been dramatically improved with the opening of the U.S. 460 Tom’s Creek Road interchange.  
Two of these three neighboring developments required rezoning to a higher residential density, 
while the third was developed into larger estate type lots, all of which were approved prior to the 
opening of the U.S. 460 interchange overpass.   

The comprehensive plan addresses the need for more single-family detached home sites to meet 
the growing demand and need for such homes within the town limits for those who already work 
within the town or seek employment at establishments within the town.  The comprehensive plan 
also calls for connectivity of sections of the town currently lacking in trail paths.   The planned 
rezoning would help address these housing and trail needs existing in Blacksburg. 

9



Berewick: Planned Residential District Rezoning 

The existing RR-1 zoning classification favors a large lot subdivision scenario that would divide 
the site into perhaps ten or so large lots employing individual driveways on which large manor 
homes would be developed.  Although there is some market for a development of this type, such 
a scenario would not be addressing the town’s current need for more reasonably prices single-
family homes and lots.  The Town preference to limit access points along Tom’s Creek Road and 
limited crossings within the Creek Valley Overlay is better performed with a singular access 
point and singular crossing. 

In terms of supporting Comp Plan policies, the planned rezoned development would advance 
creation of a sustainable community by utilizing existing town utilities located adjacent to 
compatible residential communities on a major street corridor with good access to the U.S. 460 
bypass and will be providing a new trail system that will link to the existing trail/sidewalk 
system that leads across the U.S. 460 by-pass and southeast to the commercial corridor on 
University Blvd as well as west to the existing Blacksburg Tom’s Creek park facility, the latter 
of which currently has no-off street access.  The planned 2.08- units per acre corresponds well to 
the neighboring average 2 units per acre density in the adjacent residential neighborhoods.  

The above noted trail improvements also address components in the Parks & Recreation section 
of the Comp Plan by providing bike and pedestrian linkage to the neighboring Brookfield/ 
Trillium/ Village at Tom’s Creek communities west to the town’s Tom’s Creek Park, which 
currently has only on-street access, and thereby less used by residents of these communities.   

In terms of the Environment section of the Comprehensive plan, the planned development will 
be placing the majority of the designated creek valley overlay area within its designated 
permanent open space preserve, with the only development within creek valley overlay area to 
be the paved 10-foot wide pedestrian/ bike trail and the one main development access street. 
There will also be no development within the developed 100-year floodplain.  35% of the entire 
site will be placed in a permanent open space classification to be maintained by a homeowner 
association.  Easements will be established along the internal paved trails for public enjoyment.  

Provision of the planned new pedestrian and bikeway trail system will encourage residents of 
both this development as well as neighboring communities to use alternative transportation for 
accessing the neighboring Blacksburg Tom’s Creek Park and for connectivity across the bypass 
for the subject development, which lies within moderate walking distance of the BT bus stop on 
Tom’s Creek Road.  

In terms of the Transportation section of the Comp Plan, the planned development will be 
providing sidewalks, connecting trails, paths to the future, ADA accessibility throughout the 
neighborhood, along with abundant street trees. 

In terms of the Health section of the Comp Plan, the planned development will encourage a more 
active lifestyle by providing trails and sidewalks internally and to off-site areas including the 
neighboring town ballfield, picnic area and dog park and to the north/ south connector trail 
through adjacent neighborhoods.  

10



Berewick: Planned Residential District Rezoning 

The zoning ordinance addresses appropriate uses for specific areas of the town where 
infrastructure is present and needed development can best be accommodated.  The subject 
property as indicated earlier has access to both town water and sewer, lies within 0.2 to 0.3 mile 
of the east and west on ramps to U.S. 460 bypass and allows a direct access into the VA Tech 
campus via Tom’s Creek Road and the U.S. 460 bypass. The subject site lies within 1.3 miles of 
the Virginia Tech campus via Tom’s Creek Road and 1.35 miles of the University City Shopping 
Mall via Tom’s Creek Road and University City Blvd.  

The subject’s current RR-1 zoning classification reflects the past rural agricultural use of the site 
and the basin’s more limited accessibility sewer availability.  The RR-1 zoning classification is 
no longer reflective of the site’s current development potential.   

Regarding how the rezoning would advance the general welfare of the community, the planned 
development of the subject site will provide a new public trail connection to the town park for 
the greater community while providing much needed homes for families wanting to live in 
Blacksburg, including young professionals working in the ever growing CRC, Blacksburg 
Industrial Park and Virginia Tech, significantly enhancing the welfare of the community.  The 
planned development is also avoiding having any part of by-right lots encompassing portions of 
the Creek Valley Overlay District by placing this area in a permanent conservation area to be 
owned and managed by a homeowners association, thus further protecting wetlands and water 
quality of the Tom’s Creek basin.  
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Berewick: Planned Residential District Rezoning 

Proffer Statement 

1. The Property shall develop the Berewick community in general conformance with the
rezoning package titled, “Berewick Planned Residential District and Rezoning” dated July 1,
2020, revised September 1, 2020 including the concept plan showing a maximum of 84 lots
with a minimum of 35% open space.

2. Landscaping shall be installed throughout the development in general conformance with the
Landscape Exhibit with the following inclusions:

a. Street trees will be planted at an effective rate of one (1) tree per thirty feet (30’)
along the entire frontage of Tom’s Creek Road.

b. Trees will be planted between the proposed roads and the proposed dwellings at a
minimum rate of two (2) trees per lot, which effectively exceeds the rate of one (1)
tree per thirty feet (30’).

c. Within the planned open space, existing landscaping shall be preserved in areas
identified on the Landscape Exhibit.  When landscaping within the identified areas
are not preserved due to construction, access, or utility placement, the equivalent tree
canopy square footage area removed will be replanted or established in other areas of
open space.

d. Within the Creek Valley Overlay, Trees will be planted along the tributary at an
effective rate of one (1) tree per fifty feet (50’).  Trees in this area shall be native to
the Virginia Mountain Region with moderate to high moisture tolerance.

e. Canopy coverage shall meet or exceed 12.5% of the total parcel, based on
construction phases and the aggregate development.  Canopy coverage shall not apply
to individual lots.  Canopy calculations shall be based on Section 5429 or the
applicable section at the time each phase is developed.  Minimum Height or Caliper
standard at the time of development shall apply to the plantings at the time of
development.

f. Screening will be established around the pump station and perimeter boundary lines
as generally described on the Landscape Exhibit and adhering to the screening and
buffering standards described in this proffer, as follows:

i. Screening will be installed at locations shown with each phase of
development.

ii. In areas of utility easements, screening shall be positioned outside of
easements.

iii. Vegetative screening shall include:
1. Option A: a row of small evergreen trees (4’ planting height, spaced

10’ apart) and a row of small evergreen shrubs (18” planting height,
spaced 5’ apart).  Trees and shrubs shall be staggered rows.

2. Option B: a row of deciduous trees (1.5-inch caliper or planting height,
spaced 20’ apart) and a row of shrubs (18” planting height, spaced 5’
apart);

3. Option C: alternate plantings shall be permitted in areas upon
coordination with the subject and adjoining land owners, while
resulting in an equivalent canopy coverage.
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Berewick: Planned Residential District Rezoning 

Proffer Statement continued. 

3. The applicant is committed to sustainability for energy efficiency, resource consumption, and
healthy living in homes.  The applicant proffers that all homes will have a green building
criterion with a third-party certification. A building inspection contractor proficient in green
building will evaluate and certify that every home contains the following criterion:

a. Berewick Energy Efficiency Standards
i. 95% efficiency rated gas furnaces vs. 90% under current code.

ii. Electronic zone dampering systems. 30% more efficient than conventional
methods and reduces the need for extra heating and cooling equipment.
Current code only requires a minimum to meet a manual J with multiple
outdoor units.

iii. All wall insulated basements in unfinished and finished situations.
Conditioned basements reduce energy consumption and protect the thermal
envelope. Code requires only the floor system to have to be insulated.

iv. LED lightbulbs are installed in all recessed lights throughout the home which
are 4x more efficient than code required bulbs today. LED bulbs are the only
Energy star certified bulbs and not required by code.

v. Tankless Water Heaters installed in every home. 45-60% more efficient than a
standard Energy Star rated tanked water heater.

b. Berewick Environmentally Friendly Products and Systems to be included in all
homes: (not currently required in Building Code but will be a part of Berewick):

i. Engineered I Joists, Wall Panels and Roof Systems on all homes.  Minimizing
waste and maximizing safety and improved work conditions by building
components in a controlled environment.

ii. J-Drain foundation drainage system.  Eliminates the need for stone being used
for foundation drainage. Reducing our need for mined materials and the
extensive resources needed to produce stone.

iii. Recycled concrete for our temporary driveways. Reducing the amount of
waste going to our landfills.

iv. Sodded Front yards to minimize erosion on all units.
v. Use of Low VOC glues, and low VOC floor coverings improving air quality.

vi. Composite Decking material on all decks.  Predominantly made with recycled
materials greatly reducing our dependence on old growth forests

4. Applicant will make sewer force main connection from the new STEP/STEG lift station to
the Brookfield force main downstream from the station.  If this is not feasible from an
engineering standpoint, then the applicant will upgrade the Brookfield pump station if
necessary, to accommodate peak flows from the development.   If neither of these are
acceptable to the Town, the applicant will examine a connection of the force main to the
Village at Tom’s Creek where the gravity line connects at Redbud Rd. and Village Way
North which drains to lift station 2 and is pumped to the Sturbridge Square pump station.

13



Berewick: Planned Residential District Rezoning 

5. Applicant proffers to contribute a monetary value equal to the proportion of Berewick’s
maximum daily sewer effluent to the total maximum daily flow in the most downstream
section of over-capacity line needing upgrade.  The proportion would be applied to the
overall cost of the three lines that are to be upgraded or fixed and contribution made to the
Town utility enterprise fund.

6. Applicant shall construct a minimum twenty (20) by twenty (20) foot picnic shelter on the
development property as shown on the concept plan, to be dedicated to the Town of
Blacksburg in an easement for its use by Town citizens.  The development shall share the use
of the shelter with the Town to be worked out by memorandum during design.

14



Berewick: Planned Residential District Rezoning 

Variances/Exceptions: 

1. Applicant requests a variance or revision to the Flood Hazard Overlay by Town Council for
an increase in the flood height as backwater behind Road A, because of man-made
improvements.  This request appears permissible under Section 3246 (a) of the zoning
ordinance.  As a result of the development, no increase in the floodplain will occur on
adjacent properties upstream or downstream of Berewick. There are no habitable structures
are within the post developed 100-year calculated floodplain boundary, and Berewick
infrastructure has been engineered to handle the increase on its property.  If approved, this
variance request would allow our backwater of varying height with an approximate
maximum of 11’ for a distance of less than 600 LF in exchange for no adverse impact to any
property, less maintenance for the Town in stormwater culverts, as well as a better
environmental scenario with less impact and disturbance for the creek.

2. Applicant requests an exception to widening along Tom’s Creek Road as allowed under
section 5-313 (3) to be approved by Council during a rezoning process. The applicant has
dedicated new right-of-way 25’ from the centerline of the existing right-of-way to the Town
for future widening.

3. Applicant requests an exception to curb and gutter installation on Tom’s Creek Road as
allowed under section 5-313 (3) to approved by Council during a rezoning process.
Specifically, the curb and gutter and 30’ width requirement are given exemption in the Rural
Residential 1 and 2 zoning districts surrounding Tom’s Creek Rd. and are requested to be
excepted along Tom’s Creek for this development as the development is contained within the
same rural areas.

4. Applicant requests an exception to Section 5-313(3&4) as allowed by Council during a
rezoning to forgo street widening and curb and gutter improvements to Redbud Road along
the frontage of five new lots on Redbud Road. The development does not project that any
traffic will be using the substandard section of Redbud Road and provides an alley which
connects to a portion of Redbud that is 30’ wide and contains adequate site distance.
Additional right-of-way 25’ from the centerline of existing Redbud Rd. has been dedicated to
the Town for future widening or altering of vertical curves. A ditch section will be adequate
and will be installed along Redbud for stormwater convyance.

5. Applicant requests an exception to Sidewalk/Trail requirement in the Subdivision ordinance
Section 5-401 for a portion of trail along Tom’s Creek Rd.  There are no proposed lots
fronting on Tom’s Creek Road.  A 10’ wide bicycle trail is provided along Tom’s Creek
Road and then along Road A, internal to the development, in lieu of continuing a trail down a
12% slope on Tom’s Creek Road.  The Berewick trail will provide connections to the
existing parks and existing trail networks in the area.  The proposed connection not only
connects recreational bike and walking riders with the baseball park, but also provides for a
much safer riding experience.  The applicant has dedicated additional right-of-way
specifically for the trail, outside of the required right-of-way dedication to widen Tom’s
Creek Rd., for a future trail wheb flooding issues are fixed.

6. Applicant requests a variance from the Sanitary Sewer Specifications section 1.22 Capacity
Analysis for calculating maximum daily flows in utilizing more appropriate factors for

15



Berewick: Planned Residential District Rezoning 

Variances/Exceptions continued 

effluent sewer (STEP/STEG) rather than those used for conventional sewer.  Specifically 
utilizing the Orenco Effluent Sewer Design Manual recommendations for design.   

7. Applicant requests a variance to the standard alley dead end T-turn around in the Subdivision
Ordinance, Div. 3, Section 5-310(b.).  The applicant shows a T-turnaround with dimensions
that extend 15’ beyond the 18’ wide alley in both directions.  Since the Berewick alley will
not permit buses or garbage trucks, no large vehicles are expected on the alley.  Residents
may use this or will use their driveways with radii adjacent to the alley for turnaround
purposes.
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Owner’s Consent Statement 
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Traffic Impact Analysis Form 
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List of Adjacent Property Owners 
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Berewick: Planned Residential District Rezoning 

 District Rezoning Regulations and Features 

Purpose: 
The purpose of this Planned Residential District is to use creativity in design to provide for 84 
single family detached housing lots on a rural scale surrounded by forestal and open space lands 
while locating its residents in close proximity to the Town’s existing urban fabric and parks and 
recreational amenities.  The development is designed as an “open community” prepared to share 
its active and passive recreation opportunities with all Town citizens.  The confluence of two 
tributaries for Tom’s Creek are a remarkable feature of the property that will be enhanced over 
time for all those visiting and living within the development to enjoy.  Smart location, in 
combination with the efficient use of land, will result in reduced development costs allowing for 
home-ownership to a wider portion of the market.  Other goals of the development include: 

• To promote sustainable living by locating residents near the Town’s existing core
including jobs, retail opportunities, and major road connectivity.

• To provide new opportunities for home ownership to a wider portion of the market by
efficiently installing lots along new and existing insfrastructure.

• Conservation of natural resources including wetlands, floodplains, natural drainage ways,
aquifer recharge areas, existing tree cover, steep slopes adjacent to floodways, and creek
valleys.

• Conservation of unified open space area as passive recreation.
• Encouraging native vegetation along the creek corridor which will give way to new

habitats and provide for wildlife.
• To complete the trail connection for Town citizens biking or walking across 460 from

Town thus providing a safe regional access to the Town’s dog park and ballfield.
• To provide a network of trails for the adjacent existing neighborhood residents to enjoy

and safely travel to and from the Town park through conserved creek valley areas.
• To provide for a development that will promote utilization of existing Town investment

in infrastructure such as water, sewer, roads, parks and recreation amenties.
• To add to the real estate tax base in Blacksburg
• To reduce consumption of resources and burning of fossil fuels by locating 84 homes in

Town, on existing infrastructure, closer to their jobs and recreation destinations, rather
than in the County.
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Vicinity Map: 6,700’ to campus/downtown 
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Berewick Concept Plan 

Permitted Uses:  The following uses are permitted in this Planned Residential Development 

Residential 

Single Family Detached 
Home Occupation 
Accessory Apartments and Urban Chickens (If the Town should make future code 
amendments to allow it in PRD Zoning Districts)  

Civic: 

Open Space 
Utility Services, Minor 

Miscellaneous:  

Accessory Structures 
The accessory structures are limited to the following list: 

• Detached private garage
• Shed
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• Roof-mounted solar panels. The height of solar panels attached to the roof of
the principal or accessory building shall not exceed 5 feet above the highest
point of the roof of the building on which it is installed.

• Ground-mounted solar panels. Ground Mounted Solar Panels must meet the
principal building setback requirements.

• other uses and structures that the zoning administrator finds similar in scope,
size, and impact

Site Development Regulations 

Density: total of 84 lots 
Maximum density shall be 2.08 Units per acre.  Accessory apartments shall not be 
considered in the density calculation 

Minimum Lot Requirements: 

Area: no minimum lot size 
Minimum frontage: Twenty (20) feet on a publicly owned and maintained street. 

Minimum Setback Requirements: Principal Structures 

Front Yard: 
For lots adjoining local streets:  fifteen (15) feet,  
For lots adjoining collector roads: sixty (60) feet from centerline of 
collector 

Side Yard: 
Non-corner lots: seven and one-half (7.5) feet.   
For corner lots, where a side yard fronts a local street: fifteen (15) feet 
For corner lots, where a side yard fronts a collector street: sixty (60) feet 
from centerline of collector. 

Rear Yard: 
For lots on the perimeter boundary: twenty-five (25) feet 
For all other lots including corner lots: ten (10) feet. 

Accessory Structure Requirements: 
Location: 

Must be located behind the front building line 
Setbacks:  

Three (3) feet from a lot line (sheds) and ten (10) for all other structures. 
Size: 

The cumulative area of all accessory buildings or structures shall not 
exceed fifty (50) percent of the square foot area of the principal structure.  
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Maximum height of buildings shall be Thirty-five (35) feet 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 ther 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 hgithest point of the structure.  Utility poles may have a 
maximum height of forty-five (45) feet.   

Maximum coverage 
Lot coverage: 

Shall be fifty-five (55) percent for lots under 6,000 sq feet. 
Shall be fifty (50) percent for lots between 6,000 sq feet and 9,500 sq feet 
Shall be forty (40) percent for lots between 9,500 sq feet and 12,000 sq. feet 
Shall be thirty-five percent (35) for lots larger than 12,000 sq feet 

 Floor Area Ratio: 
0.75 for lots under 9,050 sq. feet 
0.65 for lots 9,050 sq. ft to 10,500 sq feet 
0.6 for lots between 10,500 sq feet and 11,500 sq feet. 
0.5 for lots between 11,500 sq. feet and 15,000 sq feet 
0.35 for lots larger than 15,000 sq. feet 

The following definitions will be used for the calculation of Floor Area Ratio within the 
Berewick residential planned district: 

Attic, Habitable—Finished or unfinished area, not considered a story, that 
complies with all of the requirements of the Virginia Uniform Statewide 
Building Code including, but not limited to, height, size, and conditioning of 
space, in order for the area to be considered usable occupiable space. 

Basement, Habitable—Finished or unfinished area, not considered a story, that 
complies with all of the requirements of the Virginia Uniform Statewide 
Building Code including, but not limited to, height, size, and conditioning of 
space, in order for the area to be considered usable occupiable space. 

Floor Area, Gross—The sum of the horizontal areas of the several stories of a 
building, as measured from the exterior faces of exterior walls, or as measured 
from the face of the sheathing of the exterior wall. Gross floor area will include 
habitable basements, habitable attics and heated porches with a roof and walls 
(whether solid or screened). The surface area of swimming pools, driveways, 
surface parking spaces, decks, patios, and non-enclosed porches is not included 
in the total gross floor area. 

Paved Driveways and off street parking between the front face of the structure and 
property line must have, at any point, a maximum width of (18) feet if the lot width is 

27



Berewick: Planned Residential District Rezoning 

less than fifty (50) feet and a maximum width of twenty (20) feet if the lot width is fifty 
(50) feet or greater.  Driveways accessing an alley (lots 1-5) will also contain the same
maximum driveway widths as described above but between the rear of the structure and
the alley.  Driveways to lots 1-5 are not permitted direct access to Redbud Road.

Parking:  All lots containing garages shall provide for one (1) additional off-street 
parking space.  Lots without a garage shall provide for two (2) off-street parking spaces. 

Maximum dwelling unit occupancy shall be a family plus two (2) persons unrelated to 
the family; or no more than three (3) unrelated persons.  For a detached single-family 
dwelling with an accessory apartment if allowed through the accessory apartment permit 
program, occupancy shall be calculated cumulatively. 

Open Space shall be a minimum of thirty-five (35) percent.  The minimum for a Town 
PRD is 20%.     
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Compatibility with Surrounding Neighborhood 

Zoning Requirement Berewick PRD RR-1 Brookfield 
Village RR-2 

Maximum Density 2.08 unit/ac 1 unit/ac 1.91 unit/ac 
Minimum Lot Frontage 20 feet 20 feet 20 feet 
Minimum Setbacks: 

front 15/*60 feet 8/13 (based on 
height)/*60feet 

13 feet 

side 7.5 feet/**15 
3 feet accessory 

10/**20 feet 7 feet   
3 feet accessory 

rear 10 feet interior 
25 feet perimeter 

20 feet 20 feet 
3 feet accessory 

Height 35 feet 35 feet N/A 
Maximum Lot coverage 35-60% N/A 40% 

*from centerline on collector roads
**corner lot side yard facing street

As the chart above indicates, the maximum density is similar to that of Brookfield Village and 
although not shown above, also of the Village at Tom’s Creek PRD across the street.  However, 
in trying to respect the rural character of the Tom’s Creek Basin, other zoning requirements 
remain similar to that of the underlying zoning, the RR-1.   

Transportation Circulation 

Road Network: 

The proposed development includes a new roadway connection to Tom’s Creek Road, between 
the intersection of “Tom’s Creek Road & Redbud Road” and the existing access to Tom’s Creek 
Park, on the eastern side of Tom’s Creek Road.  Seventy-nine (79) lots will utilize the proposed 
roadway network.  Five (5) proposed lots will have direct access to the 30’ wide portion of 
Redbud Road, adjacent to Brookfield Village.   

The development is uniquely situated close to the existing interchange of Tom’s Creek and U.S. 
460 Bypass which gives future residents of the development in-Town and out-of-Town access to 
adequate road systems.  In addition to allowing residents direct access to vehicular travel, the 
project proposes to connect to the existing sidewalk/trail system at the 460 crossing on Tom’s 
Creek, encouraging residents’ use of alternative modes of transportation into Town.  That is 
discussed further below. 

The project’s internal roadway network will consist of just under four thousand feet of new 
thirty-foot wide road with curb and gutter and sidewalks provided.  Road “A” and Road “B” 
form the two main roads through the community which also provide access to two cul-de-sacs.  
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While the terrain is challenging, the project intends to meet the Town Code with a maximum 
road grade of 10% or less.  Consequently, the single crossing of the Tom’s Creek tributary must 
remain at a higher elevation to accommodate the vertical curve required on Road A and to meet 
with the proper landing for its main intersection with Tom’s Creek Road.     

All lots are accessed directly from new roads and rights-of-way within the development 
through private driveways with the exception of those on Redbud Road.  These lots, 
numbered 1-5, as shown on the Road circulation below, are accessed by a privately 
maintained alley.  Driveways will not be permitted direct access to Redbud Road to avoid 
using a section of road that is narrow or has sight distance challenges.  Sight distance is 
adequate and Redbud is 30’ wide where the alley is shown tying in. A variance request to 
the standard alley T-turn around in the Subdivision Ordinance has been requested.  A T-
turnaround is shown on the concept plan with a 15’ extension beyond the 18’ wide alley 
in both directions.  Alley access will not be permitted for buses or garbage trucks, 
therefore no large vehicles are expected on the alley.  Residents may use the provided T-
turn around or will use their driveways with radii adjacent to the alley for turnaround 
purposes.   

Tom’s Creek Road is a two-lane, undivided roadway that provides north / south access 
from US 460 Bypass to Laurel Drive, becoming Meadowbrook Drive and providing 
access to Glade Road.  The proposed street network will connect to Tom’s Creek Road 
and ultimately extend to two undeveloped properties, Tax Parcels 165-A-7 and 195-1-1A, 
by means of dedicated right-of-way connections to the adjacent properties.  Since the site 
has limiting environmental factors relative to two tributaries flowing to Tom’s Creek, the 
proposed development proposes a single crossing of a tributary, thus limiting the 
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immediate ability to connect to other existing roadways.  The extension to undeveloped 
properties provides for potential “second connections” without additional crossing of 
tributaries.  Extension of the roadway network by others could ultimately connect the 
road network to Hidden Valley Drive and/or to Redbud Road in the future.  The proposed 
roadway network meets the requirements of the Virginia Department of Transportation 
relative to extension to undeveloped properties.   

Tom’s Creek Road currently does not have 50’ right of way.  The development is 
dedicating the required right of way of 25’ from the roadway centerline.  In the same 
conveyance, the development is dedicating additional right of way for the planned trail 
construction along Tom’s Creek Road in Phase 2 and the future construction of a trail 
toward the Park.  The dedication is a variable width but is a minimum of 18’ and ranges 
from 18’ to 25’.  The total dedication along Tom’s Creek Road is 0.519 acres. 

No widening or curb and gutter improvements are planned to Tom’s Creek roadway.  No 
lots have access to Tom’s Creek Road.  Any improvements to Tom’s Creek roadway 
would be isolated and change the characteristics of the region.  A variance / exception to 
any requirement is listed in the “Variances / Exceptions” section. The proposed crossing 
of the tributary to Tom’s Creek is designed to insure the 100-year flow does not overtop 
the roadway, the impacts to floodwaters do not impact upstream properties, and the flood 
elevation of waters crossing Tom’s Creek Road is not increased.  The flooding of Tom’s 
Creek is a current issue discussed below in the Stormwater section.  However, as to not 
increase the number of vehicles using the portion of Tom’s Creek Road in the flooded 
area, a road connection to the development was not located in the vicinity.  Furthermore, 
since the disturbance of wetlands is limited to less than 300’ by the Corps of Engineers 
and DEQ, only one crossing can be accommodated for the development. 
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Traffic Impact Analysis: 

The proposed development, utilizing a new connection to Tom’s Creek Road for seventy-
nine (79) proposed lots is positioned with adequate intersection sight distance along 
Tom’s Creek Road.  The proposed development does not warrant any additional right 
turn lane / taper or left turn lane.  The proposed intersection is adequate into the 
foreseeable future, as traffic could increase by an additional 50% prior to any right turn 
taper being warranted.  Traffic would need to increase to four times the anticipated traffic 
patterns to warrant a left turn lane. 

The proposed five (5) lots along Redbud Road has little impact to the intersection of 
Redbud Road and Tom’s Creek Road.  The existing roadway serves fifty-five dwellings / 
lots.  The existing traffic at the intersection of Redbud Road and Tom’s Creek Road can 
easily accommodate the traffic from five additional lots. 

The total proposed development has no significant impact to the signalized intersection at 
US 460 Bypass and Tom’s Creek Road. This development introduces additional traffic to 
the signal but does not degrade the overall Level of Service below LOS C.  The total 
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proposed development has no significant impact to the signalized intersection at Tom’s 
Creek Road / Patrick Henry Drive / University City Boulevard.  A full traffic impact 
analysis has been included to the staff in a “Traffic Impact Analysis: Berewick” Narrative 
Dated July 1, 2020 prepared by Eden & Associates, P.C.  

In addition to allowing residents direct access to vehicular travel, the project proposes to 
connect to the existing sidewalk/trail system at the 460 crossing on Tom’s Creek, 
encouraging residents’ use of alternative modes of transportation into Town 

Bicycle and Pedestrian Circulation: 

This development is providing over 3400 linear feet of sidewalk and over 3400 linear feet 
of trail for its residents and the citizens of Blacksburg.  The community design has put an 
emphasis on connectivity for alternative transportation modes within the development as 
well as through the development for external users.  Pedestrians and bicyclists from the 
development will be able to leave the development, cross 460, and access downtown and 
campus entirely on off-road trails or sidewalks.  Certainly, this will encourage alternative 
means of transportation for residents from the development.  Similarly, bicyclists and 
pedestrians from across 460 and adjacent neighborhoods will be able to access the Tom’s 
Creek park on an off-road trail which runs along Tom’s Creek Road and then through the 
development.  This provides a much safer route for people, especially children, to safely 
access the park that is currently only accessible safely by automobile on Tom’s Creek Rd. 
In the absence of being able to provide significant flood reduction with the project, it has 
remained a project goal not to exacerbate the problem where floodwaters cross Tom’s 
Creek Road currently.  For this reason, the project design does not propose access nor a 
trail at this location.  A variance / exception to any requirement to construct a trail 
adjacent Tom’s Creek Road within the Creek Valley Overlay limits is listed in the 
“Variances / Exceptions” section. 

The “Paths to the Future” map in the Comprehensive Plan, as shown below, plans for a 
tributary greenway that is achieved through traversing the creek with the trail shown on 
the “Trails and Recreational Opportunities map”.  Someday, this will provide external 
users to the east and the west to ride the length of the creek on the greenway. 
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Internally, trails interconnect all open space areas, the roadways, and its system of 
sidewalks.  Opportunities for walking on surfaces with handicap accessibilities exist as 
well as a more natural walk to the creek, around the development, or through mature 
forested areas.  Handicap ramps will be provided at all intersections of sidewalks and 
trails with the road and at crossings.  Pedestrian crossing markings will be provided on 
Road “A” where the 10’ wide trail crosses, and at its intersections with Road “B” where 
the sidewalk crosses the road.  

Tom’s Creek Road currently does not have 50’ right of way.  The development is 
dedicating the required right of way of 25’ from the roadway centerline.  In the same 
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conveyance, the development is dedicating additional right of way for the planned trail 
construction along Tom’s Creek Road in Phase 2 and the future construction of a trail 
toward the Park.  The dedication is a variable width but is a minimum of 18’ and ranges 
from 18’ to 25’.  The total dedication along Tom’s Creek Road including the trail is 0.519 
acres 

See also recreational amenities below for descriptions and mapping of bicycle and 
pedestrian circulation.   

Parking: 

Guest parking will be provided for along the 30’ wide roads, which should be adequate to 
accommodate parking on one side.  Each lot must accommodate parking spaces by either 
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providing a garage and one additional driveway space, or if no garage exists then the lot must 
provide two driveway spaces.   

Alternative Transportation: 
As this area is largely rural, bus service is not available to the development.  However, the 
closest existing bus stop is at the intersection of Patrick Henry/University City Boulevard, and 
Tom’s Creek Rd. which is only 0.6 miles from the entrance of the new community.  This is 
relatively close compared to most single-family residential neighborhoods in Town.  Again, 
residents will be able to access the stops along Patrick Henry and University City Boulevard 
entirely on sidewalks and trails. 
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Public Service and Utilities: 

All utilities will be designed as efficiently as possible for future Town maintenance as 
well as designed effectively to maximize safety and reliability for the Town’s future 
residents.  Of course, they will be constructed to Town standards with the least amount of 
impact to the existing infrastructure as possible.  This development will utilize the 
existing utilities surrounding and adjacent to the site thus providing additional customer-
based revenue toward the Town’s prior investments.     

Water:  

Waterlines are proposed to tie into the existing system at two locations, one along Tom’s 
Creek Road and the other on Redbud Road.  The proposed development contains a fully 
looped system which will provide redundancy in service to all our residents.  Town staff 
has reviewed the proposed layout of the water line and has confirmed that adequate 
pressure and flow exist to the project.  Water pressures at the lower elevations exceed 100 
pounds per square inch (psi) thus requiring pressure reducers on each home per building 
code.  The new system is comprised of approximately 5,020 feet of eight (8) inch 
waterline and contains 11 fire hydrants for adequate fire protection.  The proposed 
locations and sizes of lines may change based on final design criteria. 
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Sewer: 

The project is proposing to use the Septic Tank Effluent Pumping/Gravity (STEP/STEG) 
System that is required for this area.  The project proposes to maximize STEG tanks 
where possible; however, through the design process it may be required to have 
additional units covered with STEP (pump) tanks on a temporary or permanent basis.   

All homes will drain by gravity from its lowest floor to a tank.  The tank will then either 
pump or gravity flow into a system of approximately 6,820 feet of 2” and 3” mains that 
ultimately flow downward in elevation to the lift station as shown in the southwestern 
corner of the site.  A community lift station will be installed which will pump the effluent 
through a new force main nearly 2000 feet into the existing force main leaving 
Brookfield station.  Lots fronting on Redbud Road would require pumps in phase 1 to 
access the sewer in Redbud Rd.  It is proposed that this would remain permanently with 
pumps in tanks to potentially avoid the creek crossing with the force main and gravity 
mains in the future.  If these pumps remain in the tank, then the STEG main would not 
have to be installed across the creek and the system is more easily maintained.  However, 
as shown on the utility map, if the Town will require these pumps to be removed from the 
tanks, then the STEG mains SS-6 and SS-7 will be constructed to drain across the creek.  
There is a total of 8 potential lots requiring pumps in tanks, or STEP systems. 

Town staff has utilized conventional sewer calculations to establish average daily flow 
from the development as laid out in the Sanitary Sewer Specifications.  The applicant has 
requested an exception to the Sewer Specs and submitted new calculations to staff for 
capacity analysis more suited to the effluent sewer system used in this project, the 
STEP/STEG system.  A revised maximum daily flow by the applicant of 22,680 gpd has 
been calculated for the STEP/STEG system.  It appears that the Brookfield pump station 
may be able to receive the new calculated flow, however, if Brookfield pump station 
cannot receive the agreed upon projected flow, the project intends to bypass the station 
with a connection to the 4” force main on its downstream side.  From there, the effluent 
will enter Shenandoah II pump station, which is then pumped to Shenandoah 1 pump 
station.  Town staff has confirmed that both stations have adequate capacity to handle the 
additional flows.  If the connection is not feasible from an engineering standpoint, then 
the applicant will upgrade the Brookfield pump station as necessary to accommodate 
peak flows from the development.  If that serves inadequate, then the applicant will 
perform an analysis of sending effluent through the Village at Tom’s Creek and over to 
Sturbridge Square.  A variance/exception has been included in the Variances/Exceptions 
section for establishing flows more appropriate to a STEP/STEG system. 

The STEP/STEG system we have chosen to use is a more sustainable system that releases 
much less effluent, which is important for several reasons.  First, the system is installed 
watertight, like waterline, so there is not nearly as much inflow and infiltration as with 
the conventional sewer system.  Therefore, peak flows during rainfall periods are not 
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expected in the lines from this community; rather peak flows are expected during normal 
lifestyle cycles in a dry weather condition.  Secondly, solids remain in the tanks to break 
down rather than being put into the piping system which allows the system to be built 
smaller and shallower requiring less energy to pump effluent through the three 
downstream pump stations.  Finally, and most importantly, since the solids are not sent 
into the piping system, the system will receive significantly less effluent.  Consequently, 
the 84 homes from this development will release less effluent per home than those on the 
conventional system.  This is extremely important when dealing with a receiving system 
that may experience current or future capacity issues. 

Town staff has reviewed the proposed flows from the development pointing out that three 
downstream pipe sections along Main Street are currently over capacity and our 
development is adding to it.  Our project contributes a small percentage of the maximum 
daily flow to the over-capacity sections.   The developer has proffered to contribute a 
monetary value equal to the proportion of Berewick’s maximum daily effluent flow to the 
total maximum daily flow in the downstream most section of the three over-capacity 
lines.  The proportion or percentage would be applied to the cost of the three lines that are 
to be upgraded or fixed.  No additional lines were seen to be an issue beyond those that 
the Town is already aware are capacity issues.   
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Stormwater: 

The main feature for the development is the confluence of two major tributaries of Tom’s 
Creek.  The development will protect and, over time, enhance this feature by conserving 
this area in permanent open space.   Currently, cattle graze over the land and are 
permitted to access the creek.  Therefore, a large part of the property remains denuded 
and the creek condition is poor.  Currently, the site receives nearly 2000 cubic feet per 
second of flow from upstream runoff in the 100-year storm.  This has left the creek with 
deep gullies and eroded banks as the urban runoff has increased over the years as the 
Town has developed.  The removal of cows from the creek with this development will 
help to repair the creek from unwanted erosion on its banks.  We propose to safely pass 
the current flows through our site without impacting the existing floodplains adversely, 
nor increasing flows to Tom’s Creek road at the bottom of the site.  

To further protect this area from our own development impacts, the applicant will provide 
stormwater best management practices to achieve the Town’s regulatory requirements for 
stormwater.  A stormwater concept plan and narrative with calculations has been 
submitted with the application that shows the development can address the stormwater 
quantity and quality requirements and are detailed further below.  Jurisdictional 
waters/wetland delineation has received preliminary approval from the Corps of 
Engineers and our crossing will conform to DEQ’s permit requirements by disturbing less 
than 300’ of creek length.  To reduce overall imperviousness in the community and to 
keep disturbance of the creek length to this maximum limit, only one crossing has been 
proposed for the road.  All springs are identified and protected inside conserved open 
space.  The following details the requirements that will be met by the development. 

Storm Water Quantity: 
• Channel Protection: Stormwater management basins are located on the

“stormwater management concept plan” shown below.  These will detain the 1-
year storm, as required by the State and Town regulations, back to an acceptable
level using the energy balance equation.  This ensures that small, frequent storms,
do not negatively affect downstream creeks and channels.

• Flood Protection: The stormwater management basins are located strategically to
adequately capture runoff and reduce flows to pre-development levels for the 10-
year storm.  This will keep our community amenities, infrastructure, and
downstream creek areas from seeing any increase in flows and erosion associated
with the larger less frequent storms. Stormwater management ponds are to be
maintained privately and are contained within private open space.

• Creek Valley Overlay: Largely remains undisturbed.  The road crossing and sewer
lift station/access road fall within this area, as utilities are permitted in the creek
valley overlay.   Additionally, the paths to the future greenway trail will be
installed at grade within the Creek Valley Overlay as permitted by code and
encouraged in the Comprehensive Plan.

• 100-year floodplain
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o Calculations have been submitted to show that the road adequately passes
the 100-year flood.  A culvert has been designed to pass flood rates, as
required by Town code.  The nature of installing a culvert in an
embankment will create some throttling thus reducing the flow rate of the
100-year storm at Tom’s Creek Road.  A reduction in flows for the 1-year,
10-year, and other storms are also seen at Tom’s Creek Road because of
the crossing and site detention.  One hundred-year flood elevations to the
property and on the property were modelled for the pre and post
development cases.  No surrounding properties are negatively affected and
no rise in floodplain elevations occur on adjacent properties upstream or
downstream.  The applicant seeks to provide a preferable safe,
environmental alternative by allowing some increase in the flood
elevation.  Elevations and calculations are contained in the Stormwater
Narrative.  The applicant is requesting a variance to allow development
backwater of varying height with an approximate maximum of 11’ for a
distance of less than 600 LF in exchange for no adverse impact to any
property, less maintenance for the Town in stormwater culverts, as well as
a better environmental scenario with less impact and disturbance for the
creek.

o Existing flooding: While the applicant recognizes the Town’s downstream
situation with flooding on Tom’s creek road, attempts to reduce the
flooding problem were futile as the DEQ and Corps of Engineers would
not allow in-stream detention.  Town staff representatives along with the
developer’s engineer met on-site to examine the areas and participated in
an online meeting to this end.

o Because of the large amount of water draining from upstream
development through this property, it is impractical to detain any of it out
of the stream and make a big enough difference.  Regardless, our road
crossing creates backwater which in turn reduces flow some at Tom’s
Creek Rd.  In the absence of being able to provide significant flood
reduction with the project, it has remained a project goal not to exacerbate
the problem where floodwaters cross Tom’s Creek Road currently.  The
project design does not propose to additional infrastructure in this area nor
wants to encourage an increase in traffic tot this location: automobiles,
pedestrians, or bicyclists.

Storm Water Quality:  The development will meet its water quality 
requirements by providing BMP’s for 75-100% of the pollutant loading reduction 
required.  Based on specific design requirements, this amount can vary, but a 
minimum of onsite treatment for 75% of the pollutant reduction required will be 
achieved while the remainder would be purchased in credits.  Potential water 
quality areas have been identified both upstream and downstream of detention 
areas as shown on the “Stormwater Management Concept Plan”.  This will ensure 
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that Tom’s Creek and its tributaries will not receive any unwanted pollutants from 
our development.    

Other Utilities:  

New private utilities for power, gas, phone, cable, television, internet, and any other 
desired services will be provided for the community underground.  All existing utilities 
and power poles have been avoided in design and will remain as they currently exist.   

Environmental benefits:   
Berewick’s location, design, density, and infrastructure provide inherent environmental benefits: 

• Providing efficiency in subdivision housing design to save on infrastructure cost
per lot and thus serve a wider spectrum of the market.

• Building commitment to sustainability for energy efficiency, resource
consumption, and healthy living in homes. (see Building Design and Construction
section following)

• The project provides only one creek crossing for a road to limit creek disturbance.
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• Recognizes conservation of the Creek Valley overlay areas and existing forestland
through unified open space areas that are entirely contiguous.

• Identification of wetlands, springs, and jurisdictional waters for protection.
• Provides additional vegetative buffering in the Creek floodplain.
• No FEMA floodplain currently exists.  This project establishes a floodplain.
• 35% open space to be preserved encouraging active and passive recreation for all

Town residents.
• Reducing wastewater effluent using the STEP/STEG system where solids are

broken down in individual tanks rather than transported through Town pump
stations and central sewer lines.

• Reduced energy consumption per capita for Town downstream receiving pump
stations.

• Sustainable location
o Adjacent to existing developments with 2 unit/acre densities.
o Within walking distance of bus stop 0.6 miles away.
o Within 1.25 miles of campus and downtown,
o within 0.6 miles of retail establishments
o Utilizing existing public utility infrastructure, adding customers to prior

Town investment
o Located next to a major Town park for recreational use.
o On a major connection to 460 reducing use of local roads for further

travel.
o Reduced emissions due to shorter commutes to jobs and downtown for

residents
o Reduced emissions are a possibility by providing trail connections to

Redbud Rd. for connectivity across bypass.
• Providing greenway connections to the north and south along Tom’s Creek.
• Encouraging healthier lifestyles by providing active recreation in trails/sidewalks

internally and to external areas including the Town baseball field, dog park, and
to Brookfield Village, thus connecting to the Comprehensive Plan’s “public
north/south connector” trail along 460.

• Enhancing connectivity for Town residents in already established neighborhoods
to the existing parks and recreation with a safe means of pedestrian and biking
access.

• Installation of creek buffer landscaping and a variety of landscaping providing
shade throughout the development.
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Liveability initiative, Community Foundation of the New River Valley: “Home in the 
New River Valley” 

Recreational Amenities and Open Space: 
As described earlier, Berewick has a unique feature in the tributaries of Tom’s Creek crossing 
the property.  To take full advantage of this, the residents of the development and Town citizens 
will have full access to the creek for both active and passive recreational opportunities.  Maps 
included below show the sidewalks, trail network, and community recreational areas included.  
The open space will be actively managed by the establishment of a homeowner’s association and 
will be available for the enjoyment of all its citizens.  Approximately 35% of the project is 
comprised of usable, contiguous open space.  Also included in these areas are the creek 
tributaries, which by nature will be protected by allowing natural habitat to occupy the floodplain 
areas once again.  
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Recreational Amenities and Open Space Map 

The following is a list of the active and passive opportunities within and around the new 
development.   

Active: 
• In this community, the desire is to provide a creek experience for children and

residents alike.  It is envisioned that residents will have full access to the creek for
active play; like areas of Stroubles Creek where the banks are accessible from trails.

• Sidewalks (approximately 3400 lf) with handicap accessibility line the street and are
provided for walking, running, and young bicyclists

• Paved 10’ wide bike trails (approximately 3400 lf) with handicap accessibility are
shown in magenta to connect internal circulation through the development as well as
connect external circulation from Town and other neighborhoods to the creek, and
Town park.  Our desire is to allow all citizens to enjoy the trail system and the creek
valley.

• Mowed 10’ wide grass trails are shown in green to allow for additional circulation
through the neighborhood.

• Natural walking paths are included through the Conserved Forested Area shown on
the “Open Space and Recreation map”.
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Passive: 
• A picnic shelter will be located on the property, adjacent to the Town park, for use by

all citizens of Blacksburg.  It will be built to Town standards and available for park
users as well as neighborhood residents’ use.  The shelter will be a minimum of a
20x20 foot space in a level area to take advantage of the views of the Tom’s Creek
Valley.  This will provide a gathering space for not only residents of the
neighborhood, but also for the public to take advantage of during park hours.  The
shelter and surrounding area will be placed in an easement.

• All open space dedicated on the map will be available by Town residents for enjoying
wildlife and nature with spectacular views of Blacksburg from the higher elevations.
Open space areas total 14.36 acres.

46



Berewick: Planned Residential District Rezoning 

Project Phasing: 

To ensure project sustainability, phasing is proposed for the development in a manner that allows 
for independent construction to occur with reduced disturbed areas at one time and reduced 
impact to existing residents within the development.  Open space will be dedicated in each phase 
to meet or exceed the percentage needed based on the percentage of housing in that phase 
provided.  Utilities in each phase will be constructed to support the residential units they are 
served and provide the necessary safety precautions needed.  Stormwater management will be 
constructed to meet individual regulations as required by the specific phase at a minimum but 
may also include more.  The project phasing areas ensure the infrastructure is in place and 
extended beyond any created lots.  Any road extension beyond intersections is less than 150 feet 
and provides adequate turn around.  “Project phasing” is shown below for a graphic description 
of the areas. 

Phase 1 description: Construct five (5) lots fronting on Redbud Rd.  Connect to existing sewer 
and waterline in Redbud Rd.  Construct stormwater management area 3.  Construct trail section 
shown in blue on the “Pedestrian and Bicycle Circulation” map fronting Redbud Rd. and 
connecting to the existing trail along Tom’s Creek Rd. at Brookfield Village.  Dedicate the open 
space as shown on the “Open Space map” within this phase.  Canopy coverage for this phased 
area shall be met. 

Phase 2 description:  Construct twenty-six (26) lots and supporting infrastructure.  Construct 
Road A and all associated infrastructure (Curb/gutter/sidewalks) to station 7+25 and road B and 
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its infrastructure to station 25+50.   Install the STEP/STEG lift station and gravity STEP/STEG 
mains from each lot and construct waterlines from their connection at Tom’s Creek in front of 
each lot, and complete waterline loop to Redbud Rd.  Construct stormwater management areas 
1,2, and 5.  Construct all remaining public trails along Tom’s Creek Rd, Road A, and along the 
Tom’s Creek tributary open space.  Dedicate the open space as shown on the “Open Space map” 
within this phase.  Perimeter screening for impacted area will be installed.  Canopy coverage for 
the aggregate of Phase 1 and Phase 2 shall be met. 

Phase 3:  Construct thirty-five (35) lots and supporting infrastructure.  Construct remainder of 
road A to its intersection with Road B and all associated infrastructure (Curb/gutter/sidewalks) 
Construct road B and its infrastructure to station 29+50.   Install the gravity STEP/STEG mains 
from each lot in this phase to the previously installed mains.  Finish the waterline loop around 
Roads A and B and provide waterline up to station 29+50.  Construct stormwater management 
area 4.  Dedicate the open space as shown on the “Open Space map” within this phase.  
Perimeter screening for impacted area will be installed.  Canopy coverage for the aggregate of 
Phases 1, 2, and 3 shall be met. 

Phase 4: Construct eighteen (18) lots to finalize the development.  Construct the remainder of 
Road “B” and dedicate rights-of-way to external properties.   Install the remainder of sewer and 
waterlines shown on the “Utility Plan” and dedicate the final open space as shown on the map.  
Perimeter screening for impacted area will be installed.  Canopy coverage for the entire project 
shall be met.   
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Building Design and Construction 

A pattern book is included in the Appendix to further describe the architectural style and 
standards in Berewick.  The intent of the placement of homes on the lots is to allow for porches 
to be placed on the fronts of homes as desired, and for driveways to accommodate for one or two 
parking spaces as required.  Mainly one and two story with some three-story homes are 
envisioned with basements with walkouts where desirable.  The site is extremely sloped lending 
itself well to walkout basements.  Half stories are permitted within the height requirements of the 
district.   
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Examples of exterior Materials: 

• Siding:  masonry, wood, stucco, stone, fiber cement composition board, or vinyl
• Roofing: slate, asphalt or fiberglass, metal
• Foundations: masonry, stone, stucco or traditional parging (painted)
• Colors: Traditional colors shall vary throughout the development.  No one color

shall be used more than 40% of the time on a principal structure in the
development.

• Porches: masonry, wood, stucco, stone, fiber cement, or synthetic materials.

Examples of Building and Floor Plans: 

See the Appendix for a Pattern Book containing examples of homes that are contained in 
Berewick. 

Building Commitment to Sustainability: 

The Berewick community will be dedicated to the use of energy-efficient practices to 
build our residents’ homes. The products and installation methods for each home will meet rigid 
standards for energy efficiency and environmental impact.   

The homes at Berewick will use high efficiency heating and cooling equipment and 
adhere to stringent standards for sealing and insulating homes. The homes will include insulated 
exterior doors and Energy Star qualified windows, with extensive air seal caulking around the 
windows, doors, and sill plates. Comprehensive insulation is used in attics (R-38), walls (R-15), 
and basements (R-11). Homes in Berewick will be served by natural gas.  Each home will have 
natural gas furnaces with a 95% efficiency rating, utilize electronic zone damper technology, 
which automatically directs conditioned air to the areas of the home where it is most needed, and 
be served with tankless water heaters. Custom calculations are completed for each home to 
ensure the proper sizing of the HVAC system. All ductwork is engineered to fit within the 
thermal building envelope, and the joints are sealed to ensure efficiency. Air leakage tests 
performed on each home verify that peak efficiency is achieved. These products ensure comfort, 
low energy bills, and minimal environment impact.    

Homes will have insulated and conditioned basements, whether those spaces are finished 
or unfinished. An insulated and conditioned basement reduces energy consumption by aiding in 
temperature regulation, keeping the home warmer in the winter and cooler in the summer. Doing 
this also decreases moisture content and lowers the risk of mold and mildew in the basement. 
Insulating and conditioning the basement greatly increases the comfort level indoors while 
conserving energy. 
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Indoor air quality is an important health consideration for our residents. Studies show that 
uncirculated indoor air can contain many potential harmful pollutants. Installation of ventilation 
systems that incorporate fresh air into the home all year long will be standard practice.  

Each home includes products that help conserve energy and the environment. Energy-
saving LED lightbulbs are installed in all recessed lights throughout the home. All kitchens 
include Energy Star appliances, and all bathrooms are equipped with low-flow toilets that 
conserve water. Tankless water heaters are an option as well, which save energy by heating 
water only when it is needed.  

In addition to energy-efficient products, Berewick will employ various building strategies 
meant to reduce the environmental impact of construction. Conformance to storm water 
management protocols helps protect our waterways and wildlife. Advanced framing packages 
include pre-framed wall panels that reduce wasted lumber materials, which would otherwise end 
up in local landfills. Professionally designed landscape packages promote water conservation, as 
we strategically select drought-resistant trees and shrubs to mitigate watering requirements.  

Berewick homeowners can be confident that the best energy efficient practices were used 
in building their home. They enjoy the benefit of knowing that energy efficient materials and 
features deliver better performance and add to the superior quality that our community has come 
to expect in their homes.  
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Landscaping, Signage, and Lighting: 

The landscape of Berewick Manor will create a sense of place for this new neighborhood 
community centered around its most prominent asset, the creek.   The “Landscaping Plan” is 
included below.  The entrance will contain signage that meets the current Town code, Section 
5532 (e ) for identification.  As you enter the subdivision, you will cross over the creek whose 
floodplain has been buffered in high moisture tolerant trees since the area frequently floods.  
Others will line the floodplain as shown on the exhibit.  Over time this landscape will transform 
into a shady recreational area for wildlife and residents alike to enjoy the creek habitat.  
Traveling into the neighborhood further, streets will contain pedestrian friendly areas with front 
yards containing large trees that will eventually create a matured tree-canopied community.  
Trees are purposefully located outside of the grass strip so that larger shade trees can be chosen, 
with a long lifespan, and not impact the sidewalk infrastructure.  Trees surrounding the property 
and within will be protected where possible.  The mature forested area at the top of the 
development will be conserved using open space and the homeowner’s association will be 
responsible for maintaining 

Landscape standards: 

• Landscaping shall be installed throughout the development in general conformance
with the Landscape Exhibit with the following inclusions:

o Street trees will be planted at an effective rate of one (1) tree per thirty feet
(30’) along the entire frontage of Tom’s Creek Road.

o Trees will be planted between the proposed roads and the proposed dwellings
at a minimum rate of two (2) trees per lot, which effectively exceeds the rate
of one (1) tree per thirty feet (30’).

o Within the planned open space, existing landscaping shall be preserved in
areas identified on the Landscape Exhibit.  When landscaping within the
identified areas are not preserved due to construction, access, or utility
placement, the equivalent tree canopy square footage area removed will be
replanted or established in other areas of open space.

o Within the Creek Valley Overlay, Trees will be planted along the tributary at
an effective rate of one (1) tree per fifty feet (50’).  Trees in this area shall be
native to the Virginia Mountain Region with moderate to high moisture
tolerance.

o Canopy coverage shall meet or exceed 12.5% of the total parcel, based on
construction phases and the aggregate development.  Canopy coverage shall
not apply to individual lots.  Canopy calculations shall be based on Section
5429 or the applicable section at the time each phase is developed.  Minimum
Height or Caliper standard at the time of development shall apply to the
plantings at the time of development.

o Screening will be established around the pump station and perimeter boundary
lines as generally described on the Landscape Exhibit and adhering to the
screening and buffering standards described in this proffer, as follows:
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▪ Screening will be installed at locations shown with each phase of
development.

▪ In areas of utility easements, screening shall be positioned outside of
easements.

▪ Vegetative screening shall include:
• Option A: a row of small evergreen trees (4’ planting height,

spaced 10’ apart) and a row of small evergreen shrubs (18”
planting height, spaced 5’ apart).  Trees and shrubs shall be
staggered rows.

• Option B: a row of deciduous trees (1.5-inch caliper or planting
height, spaced 20’ apart) and a row of shrubs (18” planting
height, spaced 5’ apart);

• Option C: alternate plantings shall be permitted in areas upon
coordination with the subject and adjoining land owners, while
resulting in an equivalent canopy coverage.

• Types of trees shown in the General landscaping exhibit are examples but may be
changed in design to include equal canopy totals.

• Existing tree covered areas are identified on the landscape plan to be protected.
However, if engineering design necessitates their removal, they will be replaced
within the open space.

Open Space: 
• All open space will be owned and maintained by the Homeowner’s association and

shall contain landscaping, at a minimum, as shown on the “Landscape Plan”
contained in this document.

• The forested area at the top of the development will require maintenance for safety
and health of the forest: eradication of invasive species, large broken limbs removed,
understory management, etc.

• The creek buffer shall be maintained in as much of a natural state as possible,
encouraging regrowth of native species.  This area may be bushogged for safety or
unwanted growth, but no more than four times a year.

• After flooding occurs on the creek, all unwanted or unsafe debris shall be removed
and properly disposed of.

Fences 
• Fences and walls shall be fabricated from wood, aluminum, wrought iron, vinyl,

brick, or other approved materials manufactured specifically for fences and walls.
• Chain link fences are not permitted

Front Yards 
• Front yard: The maximum height of fences, walls, and hedges in any required front

setback, where used, will be constructed, or maintained at a maximum of four (4) of
height.

• Side or rear yard: The maximum height of a fence or wall in any required side or rear
yard setback shall be six (6) feet.
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• A minimum of two (2) trees each providing a minimum of 350 square feet of canopy
in 20 years shall be planted between the front building line and a location 5’ off the
sidewalk.  One (1) tree shall be located between the back of the building and the rear
lot line with a minimum of 350 square feet of canopy.  Desired plantings for the
community include trees with a 100-year lifespan and large canopy coverage;
typically, these types of tree roots will impact sidewalk and is therefore not to be
planted in the grass strip.  Furthermore, the grass strip is the location for utilities.  A
minimum of four (4) shrubs or trees shall be planted between the front building line
and the sidewalk.

Overall Lot Requirements 
• Secure all disturbed soil with grass, mulch, or other vegetation
• Any accessory building or structure exceeding twenty (20) percent of the square foot

area of the principal structure shall be compatible in architectural style, color, and
exterior facing material to the principal structure

Signage shall conform to Section 5532 (e ) for identification, found in the current Town of 
Blacksburg zoning regulations. 
Lighting:   

• No lighting is proposed for the development.
• Dwelling unit lighting shall be typical permitted as typical wall mounted lighting.
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NOTES:
1. TYPICAL SECTION IS FOR ROADS "A", "B", AND "C", EXCLUDING CUL-DE-SACS.
2. SIDEWALK IS LOCATED EITHER "RIGHT" OR "LEFT" OF CENTERLINE AS DEPICTED.
3. ROAD "A", STATION 0+25 TO STATION 4+60, INCLUDES 10' ASPHALT TRAIL IN LIEU OF 5' SIDEWALK.
4. PAVEMENT SECTION IS BASED ON A DESIGN CBR OF 4 WITH GREATER THAN 400 ADT.
5. ROAD "B", STATION 29+50 TO STATION 36+10 MAY HAVE A REDUCED PAVEMENT SECTION INCLUDING 6" 21-B STONE

AND 2" SM-9.5D ASPHALT SURFACE AS ADT IS LESS THAN 400 ADT.
6. ROADWAY DESIGN SPEED IS 25 MPH.  ROADWAY CLASSIFICATION IS LOCAL STREET WITH PARKING ON ONE SIDE.
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OR ESTABLISH VEGETATIVE SCREENING ALONG
PERIMETER BOUNDARY.
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AREA TO PRESERVE EXISTING LANDSCAPING
OR ESTABLISH VEGETATIVE SCREENING ALONG
PERIMETER BOUNDARY.

AREA TO ESTABLISH VEGETATIVE
SCREENING ALONG
PERIMETER BOUNDARY.

AREA TO ESTABLISH VEGETATIVE
SCREENING ALONG
EASEMENT LINE.

AREA TO ESTABLISH VEGETATIVE
SCREENING ALONG
PERIMETER BOUNDARY.

NO SCREENING ALONG DRAINAGE EASEMENTS.

AREA TO PRESERVE EXISTING
LANDSCAPING, TYPICAL.
EACH ANTICIPATED AREA
IS IDENTIFIED IN TABLE.

PRESERVATION OF
EXISTING LANDSCAPING

1    2,200 SF
2    3,300 SF
3    1,300 SF
4    3,180 SF
5    1,345 SF
6   14,360 SF
7    2,900 SF
8   19,100 SF

STREET TREES ALONG
TOM'S CREEK ROAD, TYPICAL

TREES PLANTED BETWEEN PROPOSED ROAD AND
PROPOSED DWELLING, TYPICAL

TREES PLANTED ALONG TRIBUTARY
WITHIN CREEK VALLEY OVERLAY
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LUCAS TRC, LLC 
REQUEST 
REZONING TO 
PRD

FUTURE LAND USE MAP
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Berewick: Planned Residential District Rezoning 

Property Deeds 
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Berewick: Planned Residential District Rezoning 

Berewick Pattern Book
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Berewick
Development
PATTERN BOOK DETAILS
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Homes in this community will share a blend of 
Traditional, Craftsman, and Farmhouse details, 
incorporating bold architectural elements in 
exterior elevations, rooflines, and entry details.  
House types will vary from smaller single-story 
homes to larger two-story estate homes to appeal 
to a variety of buyer profiles from young families 
to empty-nesters.

Materials will be selected with an emphasis on quality, 
durability, and lasting value.  This ensures the 
community will be desirable not only the first year, but 
will present well for generations to come.  
Neighborhoods thrive when built with instant appeal 
and long-term marketability.

GENERAL DESIGN INFLUENCE BUILDING MATERIALS

ARCHITECTURAL DESIGN ELEMENTS 83



Berewick will be notable for offering no fewer than five 
building plans, each with three or more elevations, and 
an assortment of colors.  To ensure an aesthetically 
appealing streetscape, no two homes of the same 
model and elevation, or exterior color will be built 
either next door or directly across the street from one 
another.

Quality building materials are now available in a 
wide variety of colors, styles, and patterns giving 
depth, dimension, and uniqueness to individual 
building sites.  Homeowners in this community will 
be given no less than 10 exterior color selections, 
each with a distinctive contrast to bright white 
cornice and trim.

COLORS DIVERSITY

ARCHITECTURAL DESIGN ELEMENTS 84



BUILDING ELEMENTS

HOME SITING
Each home will be individually sited.  In general, the garage will be placed on the high side of the lot, creating an optimal
drainage path for rainwater.  This also instills a feeling of consistency in the streetscape, and allows for similar floorplans 
and elevations to be reversed depending on street elevation.  

LANDSCAPING
Each home will feature a professionally designed landscaping package that includes at least two hardwood deciduous 
trees, ten plants/shrubs, and several flowering plants.  Landscaping will border the front façade with a landscape bed 
opposite the driveway.  Drought tolerant and deer resistant selections will be made wherever possible.

ENTRY/PORCHES
Homes should be welcoming to both owners and guests.  Front porches and stoops will be constructed out of concrete.  
Porches will be no less than 4’ deep and at a width proportionate to the style and elevation of the home.  Concrete lead 
walks will be cast between the driveway and porch/stoop at a width of 4’ with radius bends and no sharp corners, creating 
a feeling of flow from one to the other.  Entry doors will front the street.

DRIVEWAYS
Driveways will be constructed with a slope of 12% or less, a width of at least 18’, and a length appropriate to park a vehicle 
in front of the garage.
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BUILDING FEATURES
Each home type and elevation will feature design elements that create both distinction and consistency amongst the 
community.  
� Main house roofs will be either a 6/12, 7/12, or 8/12 roof pitch.  
� Accent roofs, turned gables, porch roofs, and dormers will be of varying pitches to complement the appearance of 

each elevation.
� Porch columns will be 6 x 6 or greater in size to create a sense of stature.
� Porch railings will be incorporated as required by building code, or as part of an established elevation.
� Front elevations will have trim or shutters around each window.

FOUNDATIONS
Foundation types will be slab-on-grade or basement construction. 

DOORS/WINDOWS
Doors and windows are among the most highly visible features of any home.  The design and grid patterns will vary 
depending on the style and elevation of the individual house type, reflecting the character of the overall home 
design.  

EAVES/OVERHANGS
All homes will have 12” or greater eaves and overhangs, adding to the feeling of width and depth on the lot. 

BUILDING ELEMENTS 86



EXTERIOR FINISHES
Exterior finish materials will vary in color, style, depth, and texture depending on options and elevation selected.  
Materials allowed will include horizontal and vertical siding, shake, board and batten, flat and decorative trim, along 
with a customer’s ability to select stone and brick accents.

COLORS
Color diversity will be gained from offerings of red, blue, green, grey, white, and brown tones in all siding materials.  
Accents and trim will be offered in shades of white.

ROOFING
The standard roof covering will be multi-ply, architectural style shingles with a minimum 30-year warranty.

FLOORPLANS
Homes will be offered in both single level and two-story configurations of 1,600 sf or greater.

BUILDING ELEMENTS 87
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NOTES:
1. THIS DOCUMENT IS NOT A SURVEY.  THE PROPOSED LOTS ARE BASED ON AN ACTUAL FIELD SURVEY.
2. AREAS OF "OPEN SPACE" 85, 86, 87, AND 88 REPRESENT OPEN SPACE TO BE DEDICATED DURING

DIFFERENT PHASES OF CONSTRUCTION.
3. AREA OF "ROAD 89" REPRESENTS DEDICATION OF RIGHT OF WAY TO:

3.1. PROVIDE A DEDICATED RIGHT OF WAY FROM THE CENTER OF TOM'S CREEK ROAD, A MINIMUM
DISTANCE OF 25'; AND IN ADDITION,

3.2. DEDICATE ADEQUATE RIGHT OF WAY FOR ANY TRAIL TO BE EXTENDED ALONG TOM'S CREEK
ROAD.

4. AREA OF "ROAD" #90 REPRESENTS DEDICATION OF RIGHT OF WAY ALONG REDBUD ROAD TO:
4.1. ESTABLISH A RIGHT OF WAY 25' FROM CENTERLINE; AND
4.2. DEDICATE RIGHT OF WAY FOR THE CONSTRUCTION OF A TRAIL ADJACENT REDBUD ROAD.

5. AREA OF "ROAD" #91  REPRESENTS PLANNED DEDICATION OF RIGHT OF WAY FOR PROPOSED ROADS
A, B, C, AND 50 RIGHT OF WAY TO A PARTIALLY DEVELOPED ADJACENT PROPERTY.

6. AREA OF "ROAD" #92 REPRESENTS THE PLANNED DEDICATED ALLEY TO BE PRIVATELY MAINTAINED.
7. ANTICIPATED EASEMENTS ARE DEPICTED ON THIS DOCUMENT.
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NOTES:
1. THIS DOCUMENT IS NOT A SURVEY.  THE PROPOSED LOTS ARE BASED ON AN ACTUAL FIELD SURVEY.
2. AREAS OF "OPEN SPACE" 85, 86, 87, AND 88 REPRESENT OPEN SPACE TO BE DEDICATED DURING

DIFFERENT PHASES OF CONSTRUCTION.
3. AREA OF "ROAD 89" REPRESENTS DEDICATION OF RIGHT OF WAY TO:

3.1. PROVIDE A DEDICATED RIGHT OF WAY FROM THE CENTER OF TOM'S CREEK ROAD, A MINIMUM
DISTANCE OF 25'; AND IN ADDITION,

3.2. DEDICATE ADEQUATE RIGHT OF WAY FOR ANY TRAIL TO BE EXTENDED ALONG TOM'S CREEK
ROAD.

4. AREA OF "ROAD" #90 REPRESENTS DEDICATION OF RIGHT OF WAY ALONG REDBUD ROAD TO:
4.1. ESTABLISH A RIGHT OF WAY 25' FROM CENTERLINE; AND
4.2. DEDICATE RIGHT OF WAY FOR THE CONSTRUCTION OF A TRAIL ADJACENT REDBUD ROAD.

5. AREA OF "ROAD" #91  REPRESENTS PLANNED DEDICATION OF RIGHT OF WAY FOR PROPOSED ROADS
A, B, C, AND 50 RIGHT OF WAY TO A PARTIALLY DEVELOPED ADJACENT PROPERTY.

6. AREA OF "ROAD" #92 REPRESENTS THE PLANNED DEDICATED ALLEY TO BE PRIVATELY MAINTAINED.
7. ANTICIPATED EASEMENTS ARE DEPICTED ON THIS DOCUMENT.
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NOTES:
1. THIS DOCUMENT IS NOT A SURVEY.  THE PROPOSED LOTS ARE BASED ON AN ACTUAL FIELD SURVEY.
2. AREAS OF "OPEN SPACE" 85, 86, 87, AND 88 REPRESENT OPEN SPACE TO BE DEDICATED DURING

DIFFERENT PHASES OF CONSTRUCTION.
3. AREA OF "ROAD 89" REPRESENTS DEDICATION OF RIGHT OF WAY TO:

3.1. PROVIDE A DEDICATED RIGHT OF WAY FROM THE CENTER OF TOM'S CREEK ROAD, A MINIMUM
DISTANCE OF 25'; AND IN ADDITION,

3.2. DEDICATE ADEQUATE RIGHT OF WAY FOR ANY TRAIL TO BE EXTENDED ALONG TOM'S CREEK
ROAD.

4. AREA OF "ROAD" #90 REPRESENTS DEDICATION OF RIGHT OF WAY ALONG REDBUD ROAD TO:
4.1. ESTABLISH A RIGHT OF WAY 25' FROM CENTERLINE; AND
4.2. DEDICATE RIGHT OF WAY FOR THE CONSTRUCTION OF A TRAIL ADJACENT REDBUD ROAD.

5. AREA OF "ROAD" #91  REPRESENTS PLANNED DEDICATION OF RIGHT OF WAY FOR PROPOSED ROADS
A, B, C, AND 50 RIGHT OF WAY TO A PARTIALLY DEVELOPED ADJACENT PROPERTY.

6. AREA OF "ROAD" #92 REPRESENTS THE PLANNED DEDICATED ALLEY TO BE PRIVATELY MAINTAINED.
7. ANTICIPATED EASEMENTS ARE DEPICTED ON THIS DOCUMENT.
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