


OFFICE USE ONLY DATE RECEIVED___________________ CUP NUMBER________________
PRESUBMITTAL MEETING DATE___________ 

REVISED 04-10-14 KJO 

OFFICE USE ONLY DATE RECEIVED___________________ CUP NUMBER________________
PRESUBMITTAL MEETING DATE___________

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: _____________________________________ 

1117 SOUTH MAIN STREET BLACKSBURG, VA 24060

287-15-10A
0.419 acres

R-5
Single Family Residential

General Office - Real Estate Office
General Office in R-5 District 3051(b)

No
N/A

Lincoln I, LLC
P.O. Box 10397

Blacksburg, VA 24062
540-525-3116 Lincoln1LLC@gmail.com

Lincoln I, LLC
P.O. Box 10397

Blacksburg, VA 24062
540-525-3116 Lincoln1LLC@gmail.com

Balzer and Associates, Inc.
80 College Street, Suite H

Christiansburg, VA 24073
540-381-4290 ssemones@balzer.cc



OFFICE USE ONLY DATE RECEIVED___________________ CUP NUMBER________________
PRESUBMITTAL MEETING DATE___________ 

REVISED 04-10-14 KJO 

OFFICE USE ONLY DATE RECEIVED___________________ CUP NUMBER________________
PRESUBMITTAL MEETING DATE___________

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 
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________
___________________________________________________________________________________________ 
___________________________________________________________________________________________
___________________________________________________________________________________________ 
 
 

See attached

See attached

See attached

See attached

N/A
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Blacksburg, Virginia 
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287-15-10A 

 
 

 
SEPTEMBER 1, 2020 

 
 
 
 

PREPARED FOR:  
Lincoln I LLC 
PO Box 10397 

Blacksburg, VA 24062 
 

PREPARED BY: 
BALZER & ASSOCIATES, INC. 

80 College Street, Suite H 
Christiansburg, VA 24073 
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Description of Proposed Use: 
 
The site is located at 1117 South Main Street and is owned by Lincoln I LLC.  The site and 
structure have been used as a single-family residential property and is now currently vacant.  The 
site has an existing curb cut and driveway near the southern property line that lead to a detached 
garage.  The proposal for this project is to convert the existing single-family structure into an 
office use for Gravity Real Estate Group and the removal of the existing detached garage.  
Gravity Real Estate Group is a real estate company that will provide services for residential and 
commercial real estate transactions.  As the use itself will create a very minimal change to the 
property, the only site improvements planned are the widening/improvement of the existing 
driveway and entrance, the addition of 8 parking spaces at the rear of the property and behind the 
existing structure and the addition of a screening fence and landscaping.  No building changes to 
the exterior of the existing structure are proposed beyond any needed maintenance such as 
cleaning or paint. Water and sewer services currently exist to the structure and are not planned to 
be changed.  Handicap accessible parking will be provided along with an accessible entrance into 
the building as required by the Building Code.  Other renovations internal to the building itself 
will be permitted as required through the Town Building Official and will include all necessary 
updates as required by the adopted Building Code.  A new ground mounted monument sign is 
also proposed along the South Main Street frontage and will be designed and located as required 
per Town Code. 
 
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 property is currently zoned R-5 Transitional Residential.  The areas surrounding it is R-5 
(Transitional Residential) to the north and south, R-4 (Low Density Residential) to the east and 
O (Office) to the west.  Transitional Residential is described in the Zoning Ordinance as follows: 
“The Transitional Residential District is to provide for a transitional land use between low 
density residential and higher intensity land uses. This is a predominantly residential district 
with neighborhood character. Conditional uses which are sensitive to and reinforce the 
residential neighborhood character are appropriate. These typically will involve the conversion 
or replication of single-family houses. Properties along arterial and collector roads are 
particularly suited for such conditional uses. The livability or small-town character of the 
Transitional Residential District is made up of tree lined streets, open space, and greenways 
interspersed within a more urban residential pattern.”  The site is also designated to be Medium 
Density Residential in the Town of Blacksburg Future Landuse Map.  Medium Density 
Residential is defined as “Up to and including ten dwelling units per acre; or up to 20 bedrooms 
per acre, whichever is less.”  The typical implementing zoning districts for medium density 
residential are Transitional Residential (R-5), Old Town Residential (OTR), Planned Residential 
(PR) and Planned Manufactured Home (PMH).   
 
While the proposed use is not residential, it is a low intensity office use that will be compatible 
with the adjacent properties.  As stated in the R-5 definition above, properties located along 
arterial and collector roads are well suited for conditional use permits that are sensitive to the 
neighborhood.  It also references the conversion of single-family homes with conditional use 
permits.  This project is meeting these goals by converting an existing home on South Main 
Street to an office use while keeping the residential character of the house itself.  While both 
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sides of South Main Street from the subject property to the downtown area are designated as 
Medium Density residential in the Comprehensive Plan, there are a variety of uses along this 
stretch of road including general office, medical office, multi-family residential, single-family 
residential that is owner occupied and rental, and a fraternity house.  The inclusion of an office 
use in this location will provide for a new business on South Main Street near the southern 
commercial hub of town that will also respect the residential character of the east side of South 
Main Street.  The current uses and the future land use designation of the properties directly 
across South Main Street from the project site are office and High Impact Commercial thus no 
conflict will exist with the proposed use. 
 
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: 
 
The proposed use of the property works well with the adjacent uses and provides no adverse 
impact on them.  A real estate office use is a very low impact commercial use as agents and 
office staff have varying hours and are often out of the office at real estate showings, closings, 
etc.  The applicant anticipates 4-5 employees a day at the office and likely no more than 2 clients 
a day.  Low impact office uses are common along South Main Street from Country Club Drive 
north to downtown.  These uses are very compatible with residential uses as hours of operation 
typically do not create lifestyle conflicts.  The applicant is proposing hours of operation of 
9:00am to 5:00pm on weekdays and by appointment only on weekends.  
 
The parcel sizes of many of the converted office uses along South Main Street also limit the size 
of company that could use it as Development Standards and Use and Design Standards are 
required to be met for office uses.  The main design element that impacts these uses is the 
required location and number of parking spaces.  As shown on the masterplan, 8 parking spaces 
are required based on the building square footage and only 8 parking spaces are proposed.  As 
the parcel sits along South Main Street and has no entrance other than the existing driveway, no 
additional traffic is being generated that would impact adjacent neighborhood streets.  As shown 
below from the ITE Trip Generation Manual, the number of vehicle trips generated from this 
office will be very minimal and are not anticipated to require any road improvements along 
South Main Street. 
 
Proposed Small Office Use  
 
 
 
 
The applicant will also be providing landscaping and fencing along the side and rear property 
lines to buffer the neighbors from any perceived audible or visual impacts from the new use.    
No commercial style parking lot lighting is proposed with this use and any lighting provided will 
be residential in scale, height and design and will meet all town ordinances.  No dumpsters are 
proposed for the site and all trash and recycling will be removed by a private service.  The 
estimate area of land disturbance will be under 5,000 square feet and is limited to the minimal 
grading and paving required for the parking spaces and driveway expansion.  All runoff will 

ITE # of 
SqFt/1,000 Sq.Ft. AM 

In 
AM 
Out 

AM 
Total 

PM 
In 

PM 
Out 

PM 
Total Weekday 

712 2.394 2,394 4 1 5 2 4 6 39 
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continue to drain to the ditch along the southern property line and enter the Town storm sewer 
system at the existing drop inlet near South Main Street.   
 
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.: 
 
The proposal is requesting a modification or exception to the Use and Design Standards or 
Development Standards.  Below are the Use and Design Standards for Section 4420 - General 
Office.  The current proposal meets the requirements for subsection (a) as stated below.  
Subsection (b) are additional standards when the office is located in the R-5 or OTR zoning 
district.  While the current proposal also meets, or is not applicable to, most of these standards as 
well, an exception is requested for standard 4420(b)(2) concerning the Type A buffer yard.     

Sec. 4420 - General office. 

(a) General standards:  
(1) Exterior lighting shall be compatible with the surrounding neighborhood.  
(2) Entrances to the site should be minimized and placed in such a way as to 
maximize safety, maximize efficient traffic circulation, and minimize the impact on 
any surrounding residential neighborhood.  
(3) The street elevation of the principal structure shall have at least one (1) street-
oriented entrance, and contain the principal windows of the office.  
(4) Loading areas shall be sited in such a way so as to minimize the impact on 
any surrounding neighborhood. Sufficient screening meeting the standards of 
Article V, Division 3 of this ordinance [Appendix] shall be provided to screen and 
diffuse noise impacts on adjacent residences. A type D buffer yard shall be 
required when a loading area is located adjacent to a residential use.  
(5) The use of alternative paving material, such as brick pavers or porous 
pavement is permitted.  
 

(b) Additional standards in the R-5 and OTR zoning districts:  
(1) The retention and use of upper floors for residential purposes is encouraged, 
so as to continue and enhance the residential character of the neighborhood.  
(2) A general office which adjoins a R-4, R-5, OTR, RR1, RR2, or PR zoning 
district shall have a type A buffer yard behind the front line of the principal 
building.  
(3) For existing structures, no exterior changes may be made that are 
nonresidential in character.  
(4) Applicants must clearly demonstrate that the use will be compatible with the 
neighborhood, particularly with regard to traffic circulation, parking, and 
appearance.  
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(5) The scale, massing, and building design should be compatible with the 
surrounding neighborhood. The structure shall be street-oriented with pedestrian 
entrances from the street.  
(6) The location, dimensions, and design concept of any proposed signage should 
be provided at the time of the conditional use permit application.  
(7) Parking shall be located behind the front line of the principal building. Town 
Council may grant a special exception to this requirement as authorized by 
Section 1112.  

 
As stated in 4420(b)(2), a Type A buffer yard must be provided along the property lines abutting 
a R-4, R-5, OTR, RR1, RR2, or PR zoning district.  The adjacent parcels to the north and south 
are zoned R-5 and the parcel to the east is zoned R-4.  The parcel to the west is zoned O-Office 
and not applicable to this requirement.  The masterplan shows a 10’ Type A buffer yard is 
proposed along the north and east property lines that would include a four (4) foot screening 
fence and small evergreen trees as required by Town Code.  The masterplan shows a modified 
and smaller 8’ Type A buffer yard along the south property line.  This reduced width is due to 
the proximity of the existing building and existing/proposed driveway to the southern property 
line.  If a full 10’ buffer was proposed, the driveway would be directly abutting the existing 
structure and could provide a safety hazard to drivers and pedestrians.  To mitigate the 2’ 
reduction and any potential impacts, the applicant is proposing a higher screening fence of six (6) 
feet instead of the required four (4) feet along with the required evergreen trees.   
 
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 strike-through and italic edit of any 
conditions proposed to be changed: 
 
This application is not amending an existing approved S/CUP. 
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GRAVITY REAL ESTATE GROUP CONDITIONAL USE PERMIT 
Adjacent Property Owners 

Tax Parcel(s) Owner Address 

287-A 66 ASPEN DEVELOPMENT P.O. BOX 106 
BLACKSBURG, VA 24063 

287-14 4, 5, 6 
287-14 8, 10, 8A 

CHRIS N KAPPAS 
MARIA C KAPPAS 

P.O. BOX 263 
BLACKSBURG, VA 24063 

287-15 8A 
NANCY D HEAVNER REV 

TRUST C/O 
NANCY D HEAVNER TRUSTEE 

105 COHEE ROAD 
BLACKSBURG, VA 24060 

287-15 9, 10 COHEE ROAD APARTMENTS 
LLC 

1301 OAK DRIVE 
BLACKSBURG, VA 24060 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



  

7 

PICTURES OF 1117 SOUTH MAIN STREET 
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From: Steve Semones
To: Emma Martin
Subject: RE: CUP public hearing sign is ready
Date: Friday, September 18, 2020 11:35:44 AM

External Message Warning

Emma,
I’m getting the public hearing sign installed this afternoon. 
 
Also, attached are the mockups for the project signage that my client provided me this morning.  I have
asked them to add some dimensions to them to confirm they meet the R-5 standards.  At that time we
will officially submit them as part of the application.
 

mailto:ssemones@balzer.cc
mailto:EMartin@blacksburg.gov


 
 
Thanks,
Steve
 
Steven Semones, LA
Executive Vice President
 

Balzer & Associates
Celebrating 50 years of envisioning tomorrow, designing today
Planners / Architects / Engineers / Surveyors
Roanoke / Richmond / New River Valley / Staunton / Harrisonburg / Lynchburg
80 College Street, Suite H, Christiansburg, VA 24073
p 540.381.4290  c 540.641.0328
www.balzer.cc
 

From: Emma Martin <EMartin@blacksburg.gov> 
Sent: Tuesday, September 15, 2020 10:30 AM
To: Steve Semones <ssemones@balzer.cc>
Subject: CUP public hearing sign is ready
 
Hi Steve,
 
The public hearing sign for the CUP at 1117 S. Main Street is ready to be picked up. It is located in the
vestibule at the Blacksburg Motor Company.
 

http://www.balzer.cc/


Thank you,
 
Emma Martin
Planner I
Town of Blacksburg Planning and Building Department
540-443-1309
EMartin@blacksburg.gov
http://www.blacksburg.gov
 

mailto:EMartin@blacksburg.gov
http://www.blacksburg.gov/
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