
 
 
 
MEMORANDUM 
 
To:  Planning Commission 
 
From:  Anne McClung, Director, Planning and Building Department 
 
Date:  September 17, 2021 
 
Subject: RZN 21-0003 – Request to Amend RZN 17-0006 and RZN 20-0002 for the Midtown 

Development on 21 + acres at 501 South Main Street by Steve Semones (agent) on behalf 
of Midtown Development Partners LLC (applicant/owners) and Town of Blacksburg.  

  
 
SUMMARY OF REQUEST 

Property Location 501 South Main Street 
Tax Parcel Numbers #257-A-94, #257-A-94A, #257-A-217, #257-A-218, #257-A-94B, #257-A-94B1 

Parcel(s) Size 21+  acres 

Present Zoning District 
Downtown Commercial 10.59  acres 
Planned Residential 10.54 acres 

Current Use Vacant 

Adjacent Zoning Districts North: 
DC - Downtown Commercial, Office, R-5 Transitional Residential, 
RM-27 Low Density Multi Unit Residential 

  East: R-5 Transitional Residential 

 South: 
R-4 Low Density Residential, R-5 Transitional Residential, PR 
Planned Residential (across Eheart St.) 

  West: DC (Clay Court) and R-5 across Main Street 

Adjacent Uses North: 
Verizon communication tower/building, vacant lot, single family, 
Spout Spring, Berryfield apartments 

  East: Residential, Single and Multi-family 

 South: Residential, Single and Multi-family 
  West: Clay Court mixed use, small-scale office (across South Main St.) 

Adopted Future Land Use 
Downtown Commercial, Civic, Medium Density Residential, Open Space/Park 
Land, Park and Recreation, Mixed Use Area D 

Proposed Zoning Change 
Amend application, drawings, pattern book, proffer statement, no change in 
approved zoning districts proposed 

Proposed Uses 
Office, commercial, hotel, restaurant, townhouses, multi-family residential, 
public safety building, parking garage 

   

Maximum Density 
DC: 48 bedrooms/acre (343 bedrooms)  or 24 units per acre (171 units) 
PR: 48 bedrooms/acre (505 bedrooms) or 24 units per acre (252 units) 

Minimum Parking Varies per parcel 
Bike Parking 0.25 spaces per bedroom  

Minimum Open Space 
PR - 20% of total PR district area (30% provided) 
DC- none required, Public Space provided 
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EVALUATION OF APPLICATION 
This staff report is divided into topical areas of evaluation.  Many of the overarching principles in the 
Comprehensive Plan, the Residential Infill Guidelines, and the Zoning Ordinance overlap into key topical 
focus areas.  To aid in review of the staff report, each topic or focus area is covered only once.  The Staff 
Report focuses on the changes proposed in the August 23, 2021 amendment and limited project 
updates from the approved rezoning. 
 
List of Attachments: 

A. Maps 
B. Pertinent excerpts from existing rezoning (Proffer Statement and Sheets Z5 and Z6) 
C. Supporting Regulations: Comprehensive Plan & Zoning Ordinance 
D. Neighborhood Meeting Notes and Sign-In Sheets 
E. Public Correspondence 

 
KEY ELEMENTS 
Below is a summary of key elements to provide guidance to Planning Commission and Town Council for 
discussion at work sessions. 

• Increase in residential density on DC zoned portion of the development  
• Measurement of density on DC zoned portion of development by bedrooms, eliminate 

unit count 
• Changes in uses on Parcel DC #6, elimination of restriction to hotel use 
• Changes in uses and configuration of uses on Parcels DC #2 and DC #4 
• Reduction in parking ratio for Parcel DC #6 
• Reduction in trail width and elimination of Church St. trail connection 
• Change in timeline for traffic signal installation and impacts of development prior to 

signal 
• Cumulative impact of changes on mixed-use character of the development 
• Residential development as driver of mixed-use project 

 
BACKGROUND/INITIAL REZONING 2019 
The Midtown Development on South Main St. is the site of the Old Blacksburg Middle School (OBMS).  A 
rezoning for the entire 21+ acre site (RZN 17-0006) was approved on May 14, 2019 by Ordinance #1866.  
The rezoning was approved with a detailed Proffer Statement, Application and Pattern Book.  Many of the 
elements from the Pattern Book were included as cut sheets attached as Exhibits to the Proffer Statement 
to provide more clarity on what elements from the Pattern Book were binding.  
 
The rezoning was amended in 2020 with RZN 20-0002/Ordinance #1933 (Amendment #1).  The 
amendments in 2020 included changes to allowed building materials, addition of a surface parking lot, 
inclusion of new townhome housing types (2 over 2) and minor changes to open space and pedestrian 
routes. 
 
All of the documents approved with RZN 17-0006/ORD #1866 and RZN 20-0002/ORD #1933 can be 
found on the Town website Public Hearing tab under Archived Public Hearings. Key excerpts pertinent 
to this request (Amendment #2) are included in Attachment B. 
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BACKGROUND/DEVELOPMENT AGREEMENT 
In addition to the rezoning, the Town entered into a Development Agreement with the applicant for the 
Midtown project.  The Development Agreement was also approved in May of 2019. The Development 
Agreement addressed issues such as a shared stormwater facility; property transfers between the Town 
and the Developer; plan review timelines; and timing of construction milestones.  The Development 
Agreement is also where the number of parking spaces available to the applicant to lease in the Town’s 
parking garage is found. An amendment to the Development Agreement was approved by Town Council 
on June 23, 2020.  The amendment codified a larger parcel size for the Police Station and Parking Garage 
and approved the design and cost estimates for the Plaza and Commons.   The amendment also changed 
and clarified expedited timelines for plan reviews.  The Development Agreement works in tandem with 
the rezoning provisions.    
 
PROJECT STATUS UPDATE/INFRASTRUCTURE AND USES 
The applicant has been grading the site to install infrastructure and prepare pads for development.  A 
Phase 1 infrastructure plan for stormwater, roadways and utilities was approved by the Town.  The 
construction of Midtown Way, Belvedere Avenue and the new connection of Church St. has been 
completed.  The public water and sewer utility construction to serve the overall site has been completed.  
Connections to individual parcels will occur with parcel development.  Construction on the large 
stormwater management system to serve the entire development has been completed.  A Phase 2 
infrastructure plan was submitted in July 2021 for the remaining infrastructure, primarily along Eheart St., 
including the cycle track on the south side of Eheart St. 
 
The Town is moving forward with construction of the new Police Station and parking garage.  The 
anticipated completion date for the parking garage and the new Police Station is spring of 2022.   The 
garage will have 339 spaces and a separate controlled access and parking area for the police station. 
 
Site development plans have been submitted for Parcel DC #5 for a 5-story mixed-use building with 91 
residential units totaling 178 bedrooms.  On-site parking of 174 spaces and 4 motorcycle/scooter spaces 
are shown with some spaces under the building and spaces in a visible surface lot.  A total of 60 bike 
parking spaces are required and 61 are being provided. The site plan is still under review and awaiting final 
resubmission of the plan by the applicant. 
 
Plans for townhomes on Planned Residential zoned parcels PR #3 and #4 have been approved.  Eagle 
Construction of Virginia is the townhome builder. The townhome development includes 67 units totaling 
259 bedrooms.  Parking is provided in the rear of each unit.   Phase I will be the Townhomes on Parcel PR 
#3 with a total of 21 townhomes.  Staff has been working with Eagle Construction on fulfillment of Proffer 
#7 regarding sustainability and Proffer #17 regarding the architecture and materials of the townhomes.  
Town Council reviewed the exterior materials, color palette and detailing at its work session on September 
7, 2021.  The applicant will be demonstrating compliance with the exterior design and material selections 
by submitting a checklist with each building permit.   
 
In the PR zoned portion of the site, there are still two remaining residential parcels; Parcel PR #2 by the 
park and PR #5 on Eheart St. near Willard Dr. 
 
RZN 21-0003/CURRENT REZONING AMENDMENT #2 –AUGUST 23, 2021 SUBMITTAL 
RZN 21-0003 is a request by Steve Semones (agent) for Midtown Development Partners, LLC 
(applicant/owners).  The ownership interests listed for Midtown Partners in the application are Jeanne H. 
Stosser and James K. Cowan Jr. The Town is also a property owner within the development with 
ownership of the Police Station site and parking garage.    
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For the rezoning amendment, the applicant has submitted the same set of rezoning documents as for the 
previous rezoning.  Staff and the applicant have agreed that going forward, anytime that an amendment is 
proposed, it would be best to have one consistent set of materials to review and not have amendments in 
separate documents making in harder to determine what regulations are applicable to the development.   
 
The changes proposed in amendment #2 were first filed in June of 2021.   The applicant subsequently 
decided to make further changes.  The application was placed on hold.  Additional changes were 
submitted on August 23, 2021.  This staff report is based on the August 23, 2021 changes.  
 
A revised letter from Mr. Semones, dated August 23, 2021 provides background on the changes 
proposed in the August 23, 2021 revisions.  The letter also lists each change in the Pattern Book, 
Application text and drawings (Z- Sheets) by page number and serves as a good reference to aid in 
evaluating the changes proposed. 
 
The applicant has indicated that further changes are going to be proposed. The applicant has elected to go 
forward understanding that the staff report for the September 21, 2021 work session is based on the 
August 23, 2021 submittal and that further changes should be reviewed by staff.  The Planning 
Commission can anticipate that the additional changes will be presented at the work session by the 
applicant.  
 
EVALUATION CRITERIA 
Section 1151 of the Zoning Ordinance requires the Commission to study all rezoning requests to 
determine: 

1) Whether the proposed amendment conforms to the general guidelines and policies contained in the 
Comprehensive Plan. 

2) The relationship of the proposed amendment to the purposes of the general planning program of the 
Town, with appropriate consideration as to whether the change will further the purposes of [the 
Zoning Ordinance] and the general welfare of the entire community. 

3) The need and justification for the change. 
4) When pertaining to a change in the district classification of the property, the effect of the change, if 

any, on the property, surrounding property, and on public services and facilities.  In addition, the 
Commission shall consider the appropriateness of the property for the proposed change as related to 
the purposes set forth at the beginning of each district classification. 

 
COMPREHENSIVE PLAN 
Comprehensive Plan Map Series  
In evaluating whether the proposed use conforms to the general guidelines and policies contained in the 
Comprehensive Plan, all applicable sections of the Plan should be included in the review of the application.  
The Comprehensive plan offers a wide range of guiding principles for the future of development within the 
Town.  The following text identifies the designation of the proposed rezoning property on the maps in the 
Future Land Use map series. 
 
Map A: Future Land Use Designations 
The designations on the Comprehensive Plan Future Land Use map have changed for the Midtown 
development with the 2021 update of the Future Land Use map.  The previous Civic designation reflected 
the historic use of the property for a public school. The new designations reflect the zoning districts and 
uses approved through rezoning in 2019.  The current Future Land Use designations are Downtown 
Commercial, Civic, Medium Density Residential, and Park Land/Open Space/Resource Conservation. 
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The property is also designated as Mixed Use Area D on the Future Land Use Map.  Mixed Use Areas are 
intended to be developments containing a mix of both residential and non-residential uses.  The 
Downtown Commercial (DC) and Planned Residential District (PR) are typical implementing zoning districts 
for the Mixed Use Future Land Area classification.  The concept of a mixed use development was key in 
the approval of the original rezoning.   Any changes should take into account the guiding principles 
outlined in the Comprehensive Plan for mixed-use areas as noted below. 
 
The Comprehensive Plan states that all properties within a Mixed Use Area should complement adjacent 
properties with vehicular connections, coordinating pedestrian amenities, and complementary architecture 
and site design features and compatible uses.   Mixed Use areas are encouraged to have vertically mixed 
uses and include outdoor activities such as patio dining. On-site parking should be accommodated without 
dominating the streetscape.  A strong bike and pedestrian system should be included within the project and 
connect to the Town’s greenway system. Low impact design techniques should be considered. Historical 
and environmentally sensitive sites within a Mixed Use Area should be adequately protected.  More 
specifically, the Comprehensive Plan indicates that redevelopment of Mixed Use Area D should have “uses 
that stimulate pedestrian activity on Main Street and have sensitive transitions to established 
neighborhoods within the Blacksburg Historic District.”   
 
Map B: Urban Development Areas 
This property is within a designated Urban Development Area (UDA).  UDAs and Mixed Use Areas are 
intended to serve as focal points for commercial and residential growth in Town.    
 
Map C: Neighborhood, Employment and Service Areas Map 
The front part of the Midtown site is located in a Commercial area, which is the same designation on the 
Neighborhood, Employment and Services Map along all of the Town’s commercial corridors such as Main 
Street, Prices Fork Road and University City Blvd. This reflects the non-residential designations designed to 
meet commercial and service needs within the town as well as show areas of employment.  The back of 
the parcel is located within an “Urban Walkable Residential” area, which reflects a variety of housing types 
within proximity to commercial areas and the University campus. 
 
LAND USES AND ACREAGES 
The Midtown project proposes a variety of different uses.  Proffers #10 and #11 outline the uses by parcel 
as shown below.  The location of the parcels is illustrated on Sheet #Z3 of the application. Parcel 
numbering and parcel sizes were updated in the 2020 rezoning amendment.   The chart below reflects the 
approved rezoning parcel designations, sizes and uses. 
 
DC Parcel #1 1.57 acres Civic or Multi-use Commercial (public safety building) 
DC Parcel #2A .64 acre  Multi-use Commercial and Office 
DC Parcel #2B .37 acre  Multi-use Commercial and Office 
DC Parcel #3 1.20 acres Community Open Space (Old School Commons) 
DC Parcel #4A 1.10 acre Multi-use Commercial, Office, Parking 
DC Parcel #4B .68 acre  Parking 
DC Parcel #5 1.77 acres Multi-use Commercial and Residential 
DC Parcel #6 1.86 acres Hotel  
 
PR Parcel #1 3.06 acres Civic/Park Space and Recreation Area (Central Park and Plaza) 
PR Parcel #2 .91 acre  Multi-family Dwelling, Townhouse and Community Recreation 
PR Parcel #3 1.33 acres Multi-family Dwelling and Townhouse 
PR Parcel #4 2.02 acres Multi-family Dwelling and Townhouse 
PR Parcel #5 2.17 acres Townhouse, Two-family Dwelling and Community Recreation 
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DOWNTOWN COMMERCIAL ZONING  
The purpose statement for the Downtown Commercial zoning district is as follows: 
 

Downtown Commercial §3140  
The Downtown Commercial district is the heart of Town culturally, geographically, and historically. 
It lends the Town its small-Town architecture, scale, and feel. It is intended to be a predominantly 
pedestrian area, catering to bicycle and pedestrian traffic with shops and storefronts close to the 
road, pedestrian scale, wide walkways, street trees and limited off-street parking, well screened. 
The history of the area is retained with preservation of historic structures and replication of style in 
additions and expansions. The core of the Downtown exudes the vitality of the interaction of 
people and activities. Commercial opportunities include a diversity of specialty, retail services, 
cultural, recreation, entertainment activities, and public functions. 

 
The intent of the DC district to provide commercial uses with residential as a complementary use but not 
as the dominant use.  The application indicates that, for the DC district, the permitted uses would be all 
those listed in the DC district except consumer repair service, funeral home, pawn shop, and tattoo parlor. 
Typical permitted uses in the DC district include commercial uses such as restaurant, personal services, 
and retail and offices uses.  Residential uses are allowed in basements and on upper floors of DC zoned 
parcels at a density of 48 bedrooms per acre in the zoning district and as shown in the approved Midtown 
rezoning.   
 
Residential Uses in DC – CHANGES PROPOSED 
The changes in residential density for the DC zoned portion of the site now proposed by the applicant 
include: 
 

• Adding 57 more bedrooms in DC; new maximum of 400 bedrooms 
• Regulating density in DC by bedroom and not units 
• Allowing residential uses on lower floors on Parcel DC #2, remove requirement residential be 

above 3rd floor 
• Changing how residential, commercial and office uses are allocated by building on Parcel DC #2 
• Allowing residential uses on Parcel DC #6 
• Adding a restriction to prohibit 4-bedroom units in DC 

 
The changes are explained in the following text.  Staff is concerned that the residential uses are now 
becoming more of the driver on the development of Parcels DC #2 and DC #4, as well as Parcel DC #6, 
which was not the case, when the rezoning was originally approved.  The development as a whole is 
mixed-use project with the non-residential components developed on the front 10.59 acres of the site 
zoned Downtown Commercial.  The economic development aspect of the non-residential development 
was an important part of the consideration of the 2019 rezoning and the construction of the parking 
garage. 
 
Density Increase 
The original rezoning in 2019 established the residential density allowed in the DC zoned portion of the 
development.  The density is limited to 24 units per acre or 48 bedrooms per acre, whichever is less.  The 
maximum density in the DC zoning district is 48 bedrooms per acre. The density calculation allowed 
currently excludes Parcel DC #1 and DC #6 (Police Station and Hotel) based on the wording below. 
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With the rezone amendment in 2020, the acreages were updated to reflect the increase in the size of the 
Police Department parcel, which is parcel DC #1 and not included in the density calculation.  With a total 
DC zoned acreage of 10.59 acres minus DC #1 and DC #6 as specified above, the allowed residential 
density calculations are shown below. 
 

7.16 acres X 48 = 343 bedrooms for DC zoning 
7.16 acres X 24 = 171 units for DC zoning 

 
The development of Parcel DC #5 at Clay St. /Church St. used 178 bedrooms and 91 units of the allowed 
density.  Thus, the density remaining is 165 bedrooms and 80 units based on the approved method for 
density calculation.   
 
The change proposed would add 57 bedrooms and allow a maximum of “400 bedrooms over the 10.59 
acres of DC zoned land to occur on Parcels DC #5, DC #2A, DC #2B and DC #4.”   This would allow 
additional parcels to be included in the density calculation.  With the addition of the 1.86 acre Parcel DC 
#6 into the calculation, the requested 400 bedrooms would still be below the 48 bedrooms per acre 
maximum.  With the density already used on Parcel DC #5, the available density for Parcels DC #2A/2B 
fronting on Main St. and DC #4 on Eheart St. with the amendment would be 57 additional bedrooms for a 
total of 222 bedrooms for development.  This represents a 16.6% increase. 
 
The applicant has indicated that with the decision to build townhomes on much of the Planned Residential 
zoned portion of the site that the residential density on the PR zoning will be significantly less than the 24 
units/48 bedrooms allowed. However, the density occurring on the DC zoned portion of the site is not 
subject to the same restrictions as the PR zoned portion of the site. 
 
Residential Density by Bedrooms vs. Unit in DC 
The amendment proposal removes the “whichever is less” wording in the density calculation of the 
number of bedroom or number of units, whichever is less.  The unit count is typically “less”. One of the 
impacts of the current requirement has been discouraging the inclusion of efficiency or 1-bedroom units 
in the development. For example, three 1-bedroom units use up 3 units in the count versus one 3-
bedroom unit uses up 1 units in the count. These types of units are very difficult to find in Blacksburg and 
increasing the supply of this unit type is desirable.  The number of bedrooms would still govern residential 
density. 
 
Ground Floor and Upper Floor Uses in DC 
Residential units are limited to upper floors on Parcels DC #2 and DC #4.  On Parcel DC #2, the floor facing 
Main St. must contain by-right uses in the DC district.  The next two floors can be DC by-right uses or office 
uses.  Staff would note that the rezoning approval also grants Conditional Use Permits for office on the 
ground floor in the DC district subject to the percentage restriction in the rezoning.   Residential uses must 
occur on the 4th floor and above.  Given the elevation change the 2nd floor will be at the ground level 
facing the Commons.  The existing limitations are shown in the excerpt from Proffer Statement Exhibit B 
below.  
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The proposed change frees up any floors above the first floor on Main Street to be comprised of 
residential units which is a significant departure from the original commitment. In particular, the ground 
floor on the Commons could be residential.  The proposed wording is shown below.   The letter from the 
applicant also states, “All South Main Street frontage would continue to be all non-residential uses as 
previously planned.  Any other use, including residential can be located on the second floor or above.” 
 

 
 
Parcel DC #4 must have non-residential uses on the ground floor, up to 50% of which can be office uses as 
shown below in the excerpt from Proffer Statement Exhibit C. All upper floors may be residential. 
  

 
 
The changes proposed in the August 23, 2021 submittal also include changing the use of Parcel DC #6 
(hotel) to now allow commercial, office and residential uses and this change is discussed later in the staff 
report. 
 
Allocation of Land Uses by building in DC – CHANGES PROPOSED on Parcels DC #2 and DC #4 
The applicant is proposing to further change the way non-residential and upper floor residential uses are 
allocated on the parcel fronting Main St. (DC #2) and the parcel fronting Eheart St. (DC #4).  Parcel DC #4 
will also be visible from Main St.  At present, the ground floor on South Main St. must be commercial uses.  
The second floor, facing the Commons, may be commercial or offices uses.   As previously noted, the 3rd 
floor must also be commercial or office uses.  The applicant is requesting to change the requirements such 
that buildings must contain two uses.  Buildings can be either commercial and residential or commercial 
and office.  The applicant is concerned about having three uses in buildings particularly on Parcel DC #2 
and potentially on DC #4.  This relates to difficulties in financing, building design and construction costs.  
The change proposed would require two uses in a building.  The two uses would be commercial and office 
or commercial and residential. The development could occur in two separate buildings or in one building 
with a common core in the middle.  Proffer Exhibits C and D on pages 11 and 12 of the application have 
the following note added: 
 

“Uses note: In buildings located on DC Parcels 2A and 4A, no more than two uses may be vertically 
stacked, i.e. commercial and residential or commercial and office.  A minimum of one parcel will 
be commercial and office.” 
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Staff does have concerns that the building with the residential uses could occur and the second building 
not be constructed.  There is no timing mechanism. There is also no governance on the sizes or 
proportionality of the two buildings, which could result in more residential uses.  The wording also is 
framed to prohibit three uses, rather than create the opportunity for two uses. 
 
Building Extension in DC – CHANGES PROPOSED on Parcel DC #4 
The applicant has noted that the building on Parcel DC #4 may now be extended over the surface parking 
lot approved in Midtown Amendment #1.  This change is reflected on Sheets Z-4-Z-9 with a dashed line 
added extending from the building to the screening wall to indicate the building may cover the parking 
and service area.  If this occurs then the building corner will now meet the street and a corner element 
should be included. Staff supports consideration of this change but would note that extension of the 
building over the parking lot will require a change to the approved architectural renderings for Parcel DC 
#4. 
 
Allocation of Land Uses in DC – CHANGES PROPOSED on Parcel DC #6 
Parcel DC #6 is shown for a hotel use in the approved Proffer Statement and Pattern Book.  This 
commercial use is part of the approved mixed-use development.  The applicant is now proposing that this 
parcel may not be a hotel but could be developed similar to Parcel DC #5 with non-residential uses on the 
ground floor and multiple stories of residential units. The wording for these changes can be found in the 
application Proffer Statement (Proffer #10 and Exhibit E) and the Pattern Book (page 24) shown below.  
 
Proposed Change:   

 
 
Again, this change reflects a move to have residential development as the primary use in Midtown.  There 
are also possible financial implications to this change given that lodging tax revenues from a hotel on DC 
#6 were included as part of the negotiations of the Development Agreement and in the financing of the 
parking garage. 
 
This would allow a primarily residential building.  The ground floor would not be residential but 
commercial or office and would allow any commercial uses except consumer repair, funeral home, etc.  
which are excluded in the Proffer Statement.  The applicant is requesting that 100% of the ground floor 
could be office uses compared to the maximum of 50% on Parcels DC #5 and DC #4.   The currently 
approved hotel use on DC #6 does not front Eheart St.  The entrance and activity are internal to the 
Midtown development.  With the proposed change, the commercial and office uses allowed could front 
Eheart St. 
 
Application Section 3.1.4 on page 38 

 
 
Parcel DC #5 is a primarily residential building with 50% ground floor commercial/office.  There are also 
residential units on the ground floor on Parcel DC #5.  As part of Midtown Amendment #1, a companion 
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zoning ordinance amendment was processed to allow the applicant to have a limited number of 
residential units on the ground floor.  Only development of 10 acres or greater that are mixed-use may use 
this provision and the ground floor units cannot face a public street.  It is possible with the changes to 
Parcel DC #6 that further residential units on the ground floor, facing Parcel PR #3 could occur.  This was 
not anticipated or desired when the zoning ordinance amendment was developed. 
 
Specifically, in 2020, a Zoning Ordinance Amendment was approved to allow very limited residential use 
on the ground floor in the DC district for large mixed-use projects such as Midtown.  This amendment was 
driven by the request from Midtown to have some residential units on the ground floor on Parcel DC #5 
facing the park.  The criteria adopted include: 

• Located in a mixed-use development of 10 acres or greater.  
• Located in a mixed-use building with commercial or office uses on the ground floor. 
• The location of the residential ground floor dwelling units in the building do not face nor have 

frontage on a public street. 
• There is a common entry point shared by both the residential and the non-residential portions 

of the ground floor 
 
Another impact of a change to allow residential uses on Parcel DC #6 is related to parking needs.  As part 
of this change the wording allowing a parking ratio based on availability of spaces is proposed as shown in 
the Pattern Book note below. (See also Parking Section). 
 

 
 
Residential Restriction and Occupancy in DC 
The existing wording in the Proffer Statement never addressed the types of units or other restrictions in 
the DC zoned portion of the site as compared to the PR zoned portion.  The application now includes a 
prohibition on 4-bedrooms units. The applicant is now proposing to limit the number of bedrooms in units 
in the DC zoned portion of the site. 
  
The new wording proposed for Section 3.1.2 is shown below. 
 

“3.1.2 Density and Occupancy 
 The Downtown Commercial District shall have a maximum overall residential density of 400 total 
bedrooms. The construction of this density shall be limited to DC Parcels 2A, 2B, 4A and 5. 
Residential units will be limited to Studio, one (1) bedroom, two (2) bedroom or three (3) 
bedroom units. No four (4) bedroom units shall be permitted. Any residential unit shall have a 
maximum occupancy of a family, plus two unrelated to the family; or no more than three 
unrelated persons.” 

 
One of the issues of concern in the original rezoning was potential student occupancy.  To address this 
issue, Section 3.2.5 of the application contained language applying to the Planned Residential portion of 
the development entitled Encouragement of Long Term Residents with limitations and requirements 
applying to both rental and for sale residential products.  This wording does not apply to the Downtown 
Commercial zoned portion of the site. Restrictions in PR include rental restrictions that there be no by-the- 
bedrooms leases and require demonstration of income 2X monthly rent.  For owners, there are 
requirements to provide an affidavit the property is not being acquired primarily as a rental or investment 
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property and if leased, only 12-month leases are allowed.  These restrictions remain the same and can be 
found in Section 3.2.5 on pages 39-40 of the application. 
 
Town Council in work session this spring suggested the applicant review and consider if these regulations 
might be applied to the DC portion of the site as well.  The applicant has put forward the limitation of no 
4-bedroom units in the DC portion of the site as part of this amendment.   Other PR requirements from 
Section 3.2.5 were not included.  The applicant has indicated that including some of these provisions now 
could impact financing for a portion of the project; particularly those already underway, such as Parcel DC 
#5.  However, with the increase in density requested, it is important to understand what restrictions do 
and do not apply since the potential for student occupancy is always a topic of discussion. 
 
PLANNED RESIDENTIAL ZONING  
No changes to the Planned Residential portion of the Midtown project are proposed.  Typical uses in the 
PR district include a variety of residential uses such as single family, multi-family, townhomes and 
duplexes (two family dwelling).  Proffer #6 states that no more than 75% of the total Planned Residential 
units can be multi-family units (typically apartments) and a minimum of 25% of the units must be 
townhouses.  Based on the 2020 amendment the townhomes may be side-by-side or stacked vertically. 
 
The applicant is now further along in the design and development process and is anticipating much of the 
residential component of the project in the PR portion of the site will be in the form of townhouses.  The 
applicant is proposing townhouses on all of the PR parcels between Midtown Way and Eheart St. (Parcels 
PR #3 and PR #4).  The Townhouses will be 3 to 4 stories in height. Illustrations of the options for the 
designs of the townhouses can be found in Exhibits L, M and N of the Proffer Statement in the April 1, 
2020 application and the applicant has selected option L.  The Proffers remain unchanged in order to 
retain the flexibility in the type of residential units allowed (apartment, townhouse, and duplex). 
 
PARKING   
Parking proposed for Midtown is a combination of surface lot parking, a structured parking garage, 
residential garage parking and on-street parking.  The uses in the PR portion of the site provide all parking 
on-site.  For the DC portion of the development, the hotel use on DC #6 has a dedicated surface lot and DC 
#5 has a combination of surface and under building parking to serve ground floor commercial and office 
and 3 stories of residential uses. There is also surface parking around the Old School Commons. The 
parking garage is anticipated to have 339 spaces. The loop drive, including the new parking lot on Church 
St., will contain 127 spaces.  On-street parking is not included in parking calculations for the development 
except on the private portion of Midtown Way.   
 
The August 23, 2021 letter from Steve Semones does detail the anticipated parking allocations and 
usage for the DC development.    
 
PARKING IN DC - CHANGES PROPOSED 
The Proffer Exhibits and Pattern Book do give parking ratios for residential and non-residential uses in the 
DC zoned portion of the development.  There are standards but the wording below explains how the 
parking provided is actually determined. For Parcels DC #2 and DC #4 the parking ratio is ultimately, 
whatever is available in the parking garage.  
 

1 per 300 square feet (non-residential) 
1 stall per 1 bedroom unit 
2 stalls per 2 or more bedroom units  
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“In the event the parking Facility cannot provide enough parking spaces to meet the required 
parking standard for both residential and non-residential uses in DC parcels 2A, 2B, and 4A, then 
the required parking standard for DC parcels 2A, 2B, and 4A shall be reduced to match the number 
of parking spaces the parking facility can provide. ” 

 
The Hotel use on Parcel DC #6, however, does have a defined and required parking ratio of 1 space per 
room and is intended to self-park.  
 
Parking was an issue discussed at length in the rezoning.  There were many unknowns at the time of the 
original rezoning in 2019 including the number of parking spaces that would be available in the parking 
garage as well as the specific tenant users and their parking needs in the DC portion of the development.   
The applicant expressed concerns about having adequate parking in the DC portion of the site. The 
possibility of expanding the parking garage was explored with the Town but was not feasible.  The 
applicant added parking spaces around the loop drive by reconfiguring the parking spaces and replacing 
parallel spaces with pull-in spaces.  The applicant also added a small surface parking lot at the corner of 
Eheart St. and Church St. with the 2020 rezoning amendment. 
 
The parking garage contains 339 spaces.  The Police Department will have a secured area on the lowest 
level, accessible via a controlled access on Church St. and an alley running between the garage and the 
Clay Court condominiums with 39 spaces.  Civilian employees will park in the garage outside of the 
secured area and about 15 spaces are anticipated to be needed for the Police Department.  The applicant, 
through the Development Agreement, has the right to lease 200 spaces in the garage and the option to 
lease another 50 spaces to serve the Midtown development.  The on-street spaces on Church St., Eheart 
St., and a portion of Midtown Way will be public spaces. 
 
The applicant is proposing a reduction in parking.  The applicant is proposing to change the parking ratio 
for the hotel from 1 space per room to 0.5 spaces per room.  The applicant anticipates that the parking 
garage or other off-site parking area will handle any overflow.  The applicant has noted that hotels are not 
fully occupied except during peak times.  However, hotel employees or other visitors do need parking.   
 
The applicant also proposes to have the flexible parking ratio provision now apply to Parcel DC #6 if it is 
not constructed as a hotel. This would increase the number of spaces needed in the garage since under 
the existing hotel provisions the hotel self parks.   This wording is shown below and contained in the notes 
for Proffer Statement Exhibits B and C. 
 

 
 
The applicant anticipates 65,000 square feet of retail/office use between Parcels DC #2 and DC #4 and 
those 215 spaces, based on the ratio, would need to be provided for these non-residential uses.  The 
parking around the Commons Loop and on Parcel DC #4 would provide 129 of those spaces.  Midtown 
would then reserve 80 parking spaces in the garage for the non-residential uses. The remaining 170 of the 
250 parking spots would then be reserved for residential and public use.  No definition of public use has 
been provided. The letter states that if parking ratios cannot be met by the garage, “then Midtown would 
remove the parking requirement as allowed within the rezone documents and pattern book.”  While these 
estimates are included in the letter there is not commitment to reserve spaces for non-residential uses.   
 
Owners or renters of residential units will want guaranteed parking spaces. While every bedroom will not 
equate to the need for a parking space, there does need to be adequate parking for all uses at build out. In 
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a more walkable urban environment, lesser car ownership may also be expected.  Parcel DC #5 has 91 
units and 178 bedrooms with 176 parking spaces in a combination of underbuilding and surface parking on 
the parcel.  The parking garage will need accommodate parking for the remaining 222 bedrooms with the 
proposed change.  It is unlikely that residentially designated space will be part of a shared parking 
scenario.  Shared parking is possible with uses that have different uses times such as office uses in the 
daytime and restaurant uses in the evenings.   Staff has concerns about the cumulative impacts of the 
changes proposed on parking and would not want to see an increase parking demand for residential uses 
in the garage potentially at the expense of parking for later non-residential uses.  With the current 
demand for residential, the residential allocations will occur first.  In addition, there is no commitment to 
reserve any of the 250 spaces in the garage specifically for non-residential uses. 
 
From a planning perspective, the adequacy of parking should be considered for the long term. Parking 
should be planned to serve a mixed-use development and not overly driven by parking for residential uses, 
which is the current market. Adequate parking should be taken into account for future needs for office or 
commercial employees or patrons. Staff does not want to see future tenants uninterested in leasing space 
in the buildings because the parking is inadequate for their employees or clients.  Staff would encourage 
the applicant to limit or incentivize less parking for residential units given the urban setting of the 
development; however not to the extent, that it would impact adjacent neighborhoods. Staff is sensitive 
to the fact that parking that may begin to occur in the surrounding neighborhood if parking in the 
development is not sufficient. 
 
PEDESTRIAN AND BIKEWAY SYSTEM CHANGES  
Trail System – CHANGES PROPOSED 
The approved rezoning shows a sidewalk and trail system serving the overall Midtown development.  The 
network is best illustrated on Sheet Z-6.  To compare the trail changes now proposed with the approved 
trail system, the two Z sheets are shown below.  The approved Sheet Z-6 at a larger scale is included in 
Attachment B and the new proposed Z-6 can be found in the application drawings. In comparing the two 
networks, the connection of the internal trail crossing the entire development from southeast to 
northwest has been changed to eliminate the portion of the trail that connects down to Church St.  The 
trail enters from Eheart St., near the intersection with Willard Dr. and now would dead end into a loop 
around the public park.   There is grade change in the section of the trail that would connect to Church St. 
and runs between the rear of the building on DC #5 and the embankment on Clay St.  Site plans submitted 
for Parcel DC #5 did show the trail in the approved location and configuration.  The trail in its entirety is 
proposed to be reduced in width from the 10-foot wide asphalt that is the town standard to a 5-foot wide 
asphalt trail.   
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Approved Sheet Z-6 

 
 
 
Proposed Sheet Z-6 

 
 
 
Corridor Committee 
Since changes are proposed to the pedestrian and bike network, the rezoning amendment was reviewed 
by the Corridor Committee. The Corridor Committee discussed the proposed changes at its September 15, 
2021 meeting.  The Committee does not support reducing trail width and does not support eliminating the 
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connection of the trail to Church Street. Staff has expressed concerns when any development proposal has 
included trail widths below the Town standard or where trail connectivity is reduced. The Committee did 
discuss the cycle track on Eheart St. and the bike lanes on Church St. and express safety concerns with 
potential vehicular conflicts where streets intersect the cycle track and where on-street parking is 
adjacent to bike lanes. 
 
INFRASTRUCTURE 
The amended application was reviewed by the Engineering and GIS Department. None of the proposed 
changes affects the provision of infrastructure such as stormwater facilities, water or sewer service and 
the Town engineers have no comments on the amendment.  
 
Traffic Signal Installation – CHANGES PROPOSED 
Existing Proffer #2, shown below, outlines the applicant’s commitment to install a traffic signal at the 
South Main St. /Eheart St. intersection before any Certificates of Occupancy are issued for the 
development. The existing proffer wording is as follows: 
 

 
 
This issue was discussed at length in the original rezoning.  There are concerns about the need for the 
residents, employees and patrons of the Midtown development to have the ability to come out to a 
signalized intersection at Main St. and Eheart St. It is anticipated that the Clay St. signalized intersection 
will back up. It may be difficult to exit from Church St. and turn left onto Clay St. and then turn left at the 
traffic signal.  If development occurs without the new traffic signal, it will be difficult and potentially 
dangerous for drivers to turn left from Eheart St. onto South Main St.  It is likely that drivers will seek 
alternative routes through the neighborhood to a signalized intersection; probably the Country Club Dr. 
and South Main St. intersection. 
 
The proposed changes, shown below, would allow development to occur prior to the traffic signal 
installation and switches the proposed timing mechanism for installation to 24 months after the first 
Certificate of Occupancy is issued.  This timeline would allow any amount of construction on any parcels 
prior to the installation deadline regardless of the impacts.   
 
The wording now proposed is shown below. 
 

 
 
Signal installation timing is an issue for all development in Midtown including the new Police Station.  The 
new police station is scheduled to be completed in spring of 2022 and will open in order to serve a vital 
public safety function. Other development ready for construction includes Phase 1 of the townhome 
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development.  There are 18 lots in Phase 1 with 22 townhome units which could be completed prior to the 
new deadline proposed.   There is a backlog in ordering a traffic signal that is currently an estimated 26-27 
weeks from order to delivery of the signal.  This does not include the time for installation and 
incorporating the signal into the coordinating signal timing on Main St. 
 
Staff does not support the August 23, 2021 changes in signal timing installation.  A more definitive 
approach that has clear expectations as to what development may occur prior to the signal being installed 
is needed.  Staff recommends retaining a gating mechanism that is related to the issuance of Certificates 
of Occupancy as opposed to a timeline.  At a minimum, the intention of the Town to open the new Police 
Station when completed should be incorporated.  Consideration could also be given to allowing Phase 1 of 
the townhomes to receive Certificates of Occupancy. 
 
NEIGHBORHOOD MEETINGS 
The first neighborhood meeting was held on June 29, 2021 at 6:30 PM.  Notes from the meeting and the 
sign-in sheet are included as Attachment D of the staff report.   Based on the significance of the changes in 
the August 23, 2021 submittal, a second neighborhood meeting was held on September 15, 2021.  The 
notes and sign-in sheets for this meeting are also contained in Attachment D.  
 
PROFFER STATEMENT – CHANGES PROPOSED 
The proffer statement submitted by the applicant is dated August 23, 2021 and is contained on pages 3-33 
of the application.   There are 17 proffers (pages 3-9) and attached Exhibits A-N. Exhibits A-I (pages 10-24) 
are individual cut sheets that summarize the binding elements from the Pattern Book for each road 
frontage and parcel. Exhibits L-N are renderings of potential residential architectural styles (page 29-33). 
The changes in the Proffer Statement are covered in the staff report by topic. There are small changes for 
internal consistency in the Proffer Statement. All changes are outlined in the applicant’s letter of August 
23, 2021. 
  
PROCESS SUMMARY 
Planning Commission is asked to make a recommendation on the proposed rezoning amendment request. 
If approved, the revised documents including the application, Pattern Book and Proffers offered by the 
applicant and approved by the Town Council, will replace and supersede the existing approvals.  If denied, 
the development will continue to be bound by the ordinance, application, proffers and Pattern Book 
approved in August of 2020. The decision to grant or deny the rezoning request is a discretionary decision, 
and should be made according to the criteria outlined in §1151, and with the analysis provided. 
 
Attachments: 
Attachment A Maps: 
  ● Aerial Map   
  ● Future Land Use Map 

● Zoning Map 
 
Attachment B  Excerpts from approved rezoning: Proffer Statement and Sheet Z-6 
 
Attachment C Supporting Regulations: 2021 Comprehensive Plan & Zoning Ordinance 
 
Attachment D Neighborhood Meeting Notes and Sign-in sheet from June 29, 2021 and September 15, 

2021 
 
Attachment E Public Correspondence Received  
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Max
60’

Key Map

Allowed Uses	           
•	 Multi-Use: Commercial, Office, Civic and Residential
•	 The floor with the entry at Midtown Way shall be the first 

floor,  where no more than 50% of such floor shall be of-
fice uses.

Height	 	
•	 60’ maximum to top of roof or parapet unless approved 

otherwise through a Conditional Use Permit. 

Setbacks
•	 Front
        Midtown Way: No setback required from pedestrian way
        New Church Street: Curb to face of structure         12’ min.
        Clay Street                                                               30’ from ROW
•	 Side 
       Between buildings			                     10’ min.	      
       Corner to parking /drive		                       5’ min.
•	 Rear			     Buildings may abut alley	 

Overhangs 
•	 May extend a maximum of 48” into setback

Parking
•	 Garage parking and/or parking lots shall be located be-

hind or to the side of the building and not be located or 
accessed from Midtown Way. 

•	 Access to the parking and no more than one row of park-
ing is allowed along Church Street. 

•	 Shared parking allowed
•	 Multi-family
         Parking shall be located within, under or behind the build-

ing and not be located or accessed from Midtown Way. 
Non-residential	 	 No minimum required

Residential 	 	 No minimum required
        

Entries
•	 Front doors must face the street and provide access from 

the public sidewalk.
•	 Entries shall feature weather protection for pedestrians.

Downtown Commercial - Parcel 5

Landscape
Midtown Way
•	 The pedestrian portion will be 10’ wide and located on 

both sides of the street. Street trees landscaping or street 
furniture such as bollards will provide separation between 
curb parked cars and pedestrians.

•	 Street trees shall be a consistent species on both sides of 
Midtown Way and maintain a regular street pattern unless 
prohibited by conflicts such as driveways or utilities.

•	 Tree species shall be unique from other streets and pro-
vide shade for Midtown Way.

•	 Street setbacks shall be landscaped and provide separa-
tion and privacy for the units facing Midtown Way.

•	 Pedestrian separation from moving and parked vehicles 
will be provided by a curb and the use of trees and land-
scaping.

•	 Entries will front the street and have direct access to side-
walks.

•	 Parking lots shall be screened with shrubs and trees from 
Midtown Way.

•	 Accent lighting with shields to prevent glare and light 
spillage will be provided for safety in outdoor public 
spaces.

•	 Lighting shall be provided at the entries to buildings.

New Church Street
•	 Street tree species shall be consistent along both sides 

of the street and maintain a regular street pattern unless 
prohibited by conflicts such as driveways or utilities. 

•	 Parking lots shall be screened with shrubs, trees, fencing 
or walls from Church Street.

New Church Street

EXHIBIT D
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Downtown Commercial - Parcel 5

Architecture
•	 Office, commercial and hospitality building facades shall 

present a pedestrian  oriented streetscape using propor-
tionate windows and entries following the requirements in 
the Pattern Book. See Pattern Book for requirements.

•	 Façade Materials
        Buildings shall be constructed with quality materials 

throughout. A minimum of 25% and a maximum of 40% of 
all facades shall be windows and/or storefront. A minimum 
of 37.5% shall be masonry (brick veneer, stone veneer or 
hard-coat stucco). A maximum of 37.5% shall be Alternative 
Materials described below. 

•	 Alternative Materials

         The alternative materials may consist of cast materials, 
metal siding, fiber cement panel siding, EIFS, smooth 
finished concrete or equivalents as approved by the 
town. Fiber cement lap siding is not permitted in the DC 
portion of the development.  A maximum of 20% of each 
floor façade can be EIFS, but EIFS is only permitted to be 
an accent material and is not permitted on Ground Level 
facades fronting Midtown Way, New Church Street, Clay 
Street, or the Central Park.

•	 Foundations
         Foundations shall be monolithic slab or basement 

construction. All foundations visible on the exterior of the 
building shall be faced with brick, smooth finished concrete 
surfacing or parged/painted concrete..

•	 Vinyl Siding and Synthetic Stone are not permitted.

14
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Max
60’

Midtown Way- Section Looking East in DC Zone
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Key Map

Allowed Uses	           
•	 Hotel

Height	 	
•	 Maximum 60’ to top of roof or parapet unless approved 

otherwise through a Conditional Use Permit. 

Setbacks
•	 Front
        Midtown Way: No setback required from pedestrian way
        Eheart Street:                         ROW to face of building   15’min.
        New Church Street:              Curb to face of structure  12’ min.
•	 Side	
        Between buildings	                                   2-3 story - 10’ min.	
			     	                  > 3 story - 20’ min. 
      Building to  parking /drive		   	    10’ min.
•	 Rear			     Buildings may abut alley	 

Overhangs 
•	 May extend a maximum of 48” into setback

Parking
•	 The parking for the hotel may be visible from Midtown Way-

and from Eheart Street, but shall be screened with a combi-
nation of trees and shrubs.

•	 Hotel                                                            1 stall per room
•	 Shared parking allowed
•	 Parking may also be provided by garage parking or with 

surface parking. No parking lot should be on Church Street.

Entries
•	 Front doors must face the street or Old School Common and 

provide access from the public sidewalk.
•	 Entries shall feature weather protection for pedestrians.

Landscape
Midtown Way
•	 The pedestrian portion will be 10’ wide and located on 

both sides of the street. Street trees landscaping or street 
furniture such as bollards will provide separation be-
tween curb parked cars and pedestrians.

•	 Street trees shall be a consistent species on both sides of 
Midtown Way and maintain a regular street pattern un-
less prohibited by conflicts such as driveways or utilities.

•	 Tree species shall be unique from other streets and pro-
vide shade for Midtown Way.

•	 Street setbacks shall be landscaped and provide separa-
tion and privacy for the units facing Midtown Way.

•	 Pedestrian separation from moving and parked vehicles 
will be provided by a curb and the use of trees and land-
scaping.

•	 Entries will front the street and have direct access to 
sidewalks.

•	 Parking lots shall be screened with shrubs and trees from 
Midtown Way.

•	 Accent lighting with shields to prevent glare and light 
spillage will be provided for safety in outdoor public 
spaces.

•	 Lighting shall be provided at the entries to buildings.

New Church Street
•	 Street tree species shall be consistent along both sides 

of the street and maintain a regular street pattern unless 
prohibited by conflicts such as driveways or utilities. 

•	 Parking lots shall be screened with shrubs and trees from 
Church Street.

Downtown Commercial - Parcel 6

Eheart Street Section

15
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Downtown Commercial - Parcel 6

Architecture

•	 Façade Materials
        Buildings shall be constructed with a minimum of 50% 

masonary materials such as brick or stone. (Excluding 
synthetic stone but permitting cast stone and composit 
limestone.

•	 Alternative Materials

         The remaining 50% of façade materials may include cast 
materials, glass, metal and cement composite siding, 
smooth finish concrete or equivalents as approved by 
the Town. A maximum of 20% of each floor can be EIFS 
used as accent panels. No EIFS may be used on the first 
floor of Eheart Street, New Church Street and Midtown 
Way. 

•	 Foundations
         Foundations shall be monolithic slab or basement 

construction. All foundations visible on the exterior of 
the building shall be faced with brick, smooth finished 
concrete surfacing or parged/painted concrete.

•	 Vinyl Siding and Synthetic Stone are not permitted.

New Church Street- Section Looking North

16
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Allowed Uses	           
•	 Multi-family residential, townhomes and community recre-

ation.

Height	 	
•	 Multi-family      60’ maximum to top of the roof or parapet
•	 Townhomes      45’ maximum to the top of the roof or 

parapet

Setbacks
•	 Front
         * Porch may encroach into setback 5’ 
        *Steps may encroach into setback as required
        Clay Street
         Townhomes		                                         20’ from R.O.W.  

min.
         Multi-Family	                                                         30’ from R.O.W.  

min.
         Midtown Way 
         Building facade to pedestian way	 	    10’ min.           
•	 Side	
        Between buildings	                                   2-3 story - 10’ min.	

			     	                  > 3 story - 20’ min.
•	 Rear	

Multi-Family: Buildings may abut alley	  
         Townhomes: Garage door to alley		        4’ min.

Overhangs 
•	 May extend a maximum of 48” into setback

Parking
•	 Private garage and parking shall be screened from Clay 

Street and Midtown Way
•	 Multi-Family	
        Parking shall be located within, under and behind the 

building.
•	 Townhomes	     
         Parking shall be in a garage, driveway or tucked under the 

building and accessed from an alley or parking court.
                 1 bedroom unit 		                   1 stall per unit
                 2 or more bedroom units		  2 stalls per unit
                 Tandem stalls are allowed 	

Planned Residential District - Parcel 2

Entries
•	 Front doors must face the street or common open space 

and provide access from the public sidewalk
•	 Entries shall feature weather protection for pedestrians
•	 Private unit entrances in the PRD zoned shall be a mini-

mum of 12” above finished grade.
•	 Entries such as porches, stoops or private terraces may 

project into the front setback in the PRD zone.
•	 Entry porches and terraces may project within 5’ of the 

pedestrian sidewalk in the PRD zone. 

Landscape
Midtown Way
•	 The pedestrian portion will be 10’ wide and located on 

both sides of the street.  Buildings will be set back an ad-
ditional 10’ from the pedestrian way in the PRD zone for a 
total of 20’ curb to building face.  Street trees landscaping 
or street furniture such as bollards will provide separation 
between curb parked cars and pedestrians.

•	 Street trees shall be a consistent species on both sides of 
Midtown Way and maintain a regular street pattern unless 
prohibited by conflicts such as driveways or utilities.

•	 Tree species shall be unique from other streets and pro-
vide shade for Midtown Way.

•	 Street setbacks shall be landscaped and provide separa-
tion and privacy for the units facing Midtown Way.

•	 Pedestrian separation from moving and parked vehicles 
will be provided by a curb and the use of trees and land-
scaping.

•	 Entries will front the street and have direct access to side-
walks.

•	 Parking lots shall be screened with shrubs and trees from 
Midtown Way.

•	 Accent lighting with shields to prevent glare and light 
spillage will be provided for safety in outdoor public 
spaces.

•	 Lighting shall be provided at the entries to buildings.
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Architecture 
•	 Façade Materials
        All building fronts, and any building corner-side that 

faces a public street, shall be masonry which shall be 
brick veneer, stone veneer or hard-coat stucco.  50% of 
the remaining building facades shall be constructed with 
materials that include brick, stucco, synthetic stone, fiber 
cement panel system or cement composite siding.  In the 
PRD area, synthetic stone may be used on buildings for 
up to 35% of the elevation area on each side of any one or 
more buildings. Synthetic stone shall be a minimum 1 ½” 
thickness as approved by the Town.  

•	 Alternative Materials

         The remaining 50% of façade materials on the non-
masonry sides may include cast materials, glass, metal, 
smooth finished concrete or equivalents as approved by 
the town. A maximum of 20% of each floor facade can be 
EIFS used as accent panels. No EIFS may be used on any 
floor that has direct access to an exterior ground level 
entry.  Minor architectural detailing such as window trim 
may be vinyl and shall be permitted on any façade

•	 Foundations

         Foundations shall be monolithic slab or basement 
construction.  All foundations visible on the exterior of the 
building shall be faced with brick, high quality synthetic 
stone with a minimum 1 1/2” thickness as approved by 
the Town, smooth finished concrete surfacing or parged/
painted concrete.

•	 Vinyl Siding is not permitted.

•	 Building Articulation

        Shall be achieved through the incorporation of a tripartite 
vertical definition: base, mid-section and top, in order to 

Planned Residential District - Parcel 2

Midtown Way- Section looking east in PRD zone

articulate the various levels within the structure.  Hori-
zontal articulation shall include building bays and offsets.  
Such vertical and horizontal definition shall be visually 
characterized by differing materials and textures, or the 
use of the same material incorporating changes in color, 
texture and/or pattern. The building mass along Eheart 
Street shall maintain a visual connection into the OBMS 
site.

•	 Building Features 
         Building units shall feature balconies, terraces to differen-

tiate the buildings as residential usage. 

•	 Exposed exterior walls of parking structures shall be 
treated with architectural detail and materials such that 
parked vehicles will not be visible from the street or im-
mediately adjacent properties.
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Key Map

Allowed Uses	           
•	 Multi-Family Residential and Townhomes
Height
Eheart Street
•	 45’ maximum from grade at building to top of roof or parapet 
Midtown Way/ Internal Streets
•	 60’ maximum from grade at building to top of roof or parapet 

Setbacks
•	 Front
        * Porch may encroach into setback 5’ 
       *Steps may encroach into setback as required
         Eheart Street
        ROW to building  facade                                      15’ min.
         Midtown Way/ Internal Streets
        Sidewalk to building facade	          	          10’ min. 
•	 Side	
        Between buildings	                         2-3 story - 10’ min.		

		    	                         > 3 story - 20’ min.
        Building to parking /drive	                            10’ min
•	 Setback from DC Zone                                         5’  min.
•	 Rear	

Multi-Family:  Buildings may abut alley

         Townhomes: Garage door to alley                      4’ min.

Overhangs 
•	 May extend a maximum of 48” into setback

Parking
•	 Private garages and parking lots shall be screened from 

Eheart Street or Midtown Way
•	 Multi-Family	
        Parking shall be located within, under or behind the building 

in surface parking.
•	 Townhomes		
        Parking shall be located in a garage, tucked under the build-

ing or in a driveway and accessed from the alley. Front loaded 
garages are not allowed on Eheart Street but may occur on 
internal circulation streets.

                 1 bedroom unit 		                   1 stall per unit
                 2 bedrooms or more 		  2 stalls per unit
                 Tandem stalls are allowed 	

Entries
•	 Front doors must face the street or common open space 

and provide access from the public sidewalk
•	 Entries shall feature weather protection for pedestrians
•	 Entries such as porches, stoops or private terraces may 

project into the front setback in the PRD zone.
•	 Entry porches and terraces may project within 5’ of the 

pedestrian sidewalk in the PRD zone. 

Landscape
Midtown Way
•	 The pedestrian portion will be 10’ wide and located on 

both sides of the street.  Buildings will be set back an 
additional 10’ from the pedestrian way in the PRD zone 
for a total of 20’ curb to building face.  Street trees land-
scaping or street furniture such as bollards will provide 
separation between curb parked cars and pedestrians.

•	 Street trees shall be a consistent species on both sides of 
Midtown Way and maintain a regular street pattern un-
less prohibited by conflicts such as driveways or utilities.

•	 Tree species shall be unique from other streets and pro-
vide shade for Midtown Way.

•	 Street setbacks shall be landscaped and provide separa-
tion and privacy for the units facing Midtown Way.

•	 Pedestrian separation from moving and parked vehicles 
will be provided by a curb and the use of trees and land-
scaping.

•	 Entries will front the street and have direct access to 
sidewalks.

•	 Parking lots shall be screened with shrubs and trees from 
Midtown Way.

•	 Accent lighting with shields to prevent glare and light 
spillage will be provided for safety in outdoor public 
spaces.

•	 Lighting shall be provided at the entries to buildings. 

Planned Residential District - Parcel 3

Eheart - Section 
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Planned Residential District - Parcel 3

Architecture 
•	 Façade Materials
        All building fronts, and any building corner-side that 

faces a public street, shall be masonry which shall be 
brick veneer, stone veneer or hard-coat stucco.  50% of 
the remaining building facades shall be constructed with 
materials that include brick, stucco, synthetic stone, fiber 
cement panel system or cement composite siding.  In the 
PRD area, synthetic stone may be used on buildings for 
up to 35% of the elevation area on each side of any one or 
more buildings. Synthetic stone shall be a minimum 1 ½” 
thickness as approved by the Town. 

•	 Alternative Materials
         The remaining 50% of façade materials on the non-

masonry sides may include cast materials, glass, metal, 
smooth finished concrete or equivalents as approved by 
the town. A maximum of 20% of each floor facade can be 
EIFS used as accent panels. No EIFS may be used on any 
floor that has direct access to an exterior ground level 
entry.  Minor architectural detailing such as window trim 
may be vinyl and shall be permitted on any façade.

•	 Foundations
         Foundations shall be monolithic slab or basement 

construction.  All foundations visible on the exterior of the 
building shall be faced with brick, high quality synthetic 
stone with a minimum 1 1/2” thickness as approved by 
the Town, smooth finished concrete surfacing or parged/
painted concrete.

•	 Vinyl Siding is not permitted.

•	 Building Articulation

         Shall be achieved through the incorporation of a tripartite 

vertical definition: base, mid-section and top, in order 
to articulate the various levels within the structure.  
Horizontal articulation shall include building bays and 
offsets.  Such vertical and horizontal definition shall be 
visually characterized by differing materials and textures, 
or the use of the same material incorporating changes 
in color, texture and/or pattern. The building mass along 
Eheart Street shall maintain a visual connection into the 
OBMS site.

•	 Building Features 
        Building units shall feature balconies, terraces to differenti-

ate the buildings as residential usage. 
•	 Exposed exterior walls of parking structures shall be 

treated with architectural detail and materials such that 
parked vehicles will not be visible from the street or im-
mediately adjacent properties.

20
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Midtown Way- Section looking east in PRD zone
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Key Map

Allowed Uses	           
•	 Multi-Family Residential and Townhomes

Height
Internal Streets/Midtown Way
•	 60’ maximum to top of roof or top of parapet	
Eheart Street
•	 45’ maximum from grade at building to top of roof or 

parapet

Setbacks
•	 Front 

* Porch may encroach into setback 5’ 
*Steps may encroach into setback as required

         Eheart Street
         ROW to face of building                               15’ min.

         Midtown Way / Internal Streets
         Sidewalk to building facade		    10’ min. 

•	 Side	
         Between buildings	                                   2-3 story - 10’ min.	

			     	                  > 3 story - 20’ min.
•	 Rear
        Alley ROW to face of garage		    4’ min.

Overhangs 
•	 May extend a maximum of 48” into setback
Parking
•	 Private garages and parking lots shall be screened from 

Eheart Street and Midtown Way.
•	 Front loaded garages are not allowed on Midtown Way 

and Eheart Street, but may occur on internal circulation 
streets.

•	 Multi-Family	
         Parking shall be prodominately located within, under and 

behind the building. Surface parking is allowed.
•	 Townhomes		
         Parking shall be in a garage, tucked under the building,  or 

in a driveway  and accessed from the alley. 
                 1 bedroom unit 		                   1 stall per unit
                 2 or more bedrooms		  2 stalls per unit
                 Tandem stalls are allowed 	

Planned Residential District - Parcel 4

Eheart - Section of Townhomes

Entries
•	 Front doors must face the street or common open space
•	 A covered porch or stoop is required in the PRD zone
•	 Stoop minimum size: 4’ x 4’
•	 Entrances in the Planned Residential District shall be a mini-

mum of 12” above finished grade. 
•	 Entries shall feature weather protection for pedestrians
•	 Entry porches and terraces may project within 5’ of the pe-

destrian sidewalk in the PRD zone. 

Landscape
•	 Entries and porches will be facing green streets and pocket 

parks to activate the spaces.
•	 Pedestrian connections will be provided to the Old School 

Common, Central Park and Neighborhood open space.
Midtown Way
•	 The pedestrian portion will be 10’ wide and located on both 

sides of the street.  Buildings will be set back an additional 
10’ from the pedestrian way in the PRD zone for a total of 
20’ curb to building face.  Street trees landscaping or street 
furniture such as bollards will provide separation between 
curb parked cars and pedestrians.

•	 Street trees shall be a consistent species on both sides of 
Midtown Way and maintain a regular street pattern unless 
prohibited by conflicts such as driveways or utilities.

•	 Tree species shall be unique from other streets and provide 
shade for Midtown Way.

•	 Street setbacks shall be landscaped and provide separation 
and privacy for the units facing Midtown Way.

•	 Pedestrian separation from moving and parked vehicles will 
be provided by a curb and the use of trees and landscaping.

•	 Entries will front the street and have direct access to side-
walks.

•	 Parking lots shall be screened with shrubs and trees from 
Midtown Way.

•	 Accent lighting with shields to prevent glare and light spill-
age will be provided for safety in outdoor public spaces.

•	 Lighting shall be provided at the entries to buildings. 
21
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Planned Residential District - Parcel 4

Architecture 
•	 Façade Materials
        All building fronts, and any building corner-side that 

faces a public street, shall be masonry which shall be 
brick veneer, stone veneer or hard-coat stucco.  50% of 
the remaining building facades shall be constructed with 
materials that include brick, stucco, synthetic stone, fiber 
cement panel system or cement composite siding.  In the 
PRD area, synthetic stone may be used on buildings for 
up to 35% of the elevation area on each side of any one or 
more buildings. Synthetic stone shall be a minimum 1 ½” 
thickness as approved by the Town.  

•	 Alternative Materials

         The remaining 50% of façade materials on the non-
masonry sides may include cast materials, glass, metal, 
smooth finished concrete or equivalents as approved by 
the town. A maximum of 20% of each floor facade can be 
EIFS used as accent panels. No EIFS may be used on any 
floor that has direct access to an exterior ground level 
entry.  Minor architectural detailing such as window trim 
may be vinyl and shall be permitted on any façade

•	 Foundations

         Foundations shall be monolithic slab or basement 
construction.  All foundations visible on the exterior of the 
building shall be faced with brick, high quality synthetic 
stone with a minimum 1 1/2” thickness as approved by 
the Town, smooth finished concrete surfacing or parged/
painted concrete.

•	 Vinyl Siding is not permitted.

•	 Building Articulation

Shall be achieved through the incorporation of a tripartite 
vertical definition: base, mid-section and top, in order 22

EXHIBIT H

to articulate the various levels within the structure.  
Horizontal articulation shall include building bays and 
offsets.  Such vertical and horizontal definition shall be 
visually characterized by differing materials and textures, or 
the use of the same material incorporating changes in color, 
texture and/or pattern. The building mass along Eheart 
Street shall maintain a visual connection into the OBMS site.

•	 Building Features 
         Building units shall feature balconies, terraces to differenti-

ate the buildings as residential usage. 
•	 Exposed exterior walls of parking structures shall be treat-

ed with architectural detail and materials such that parked 
vehicles will not be visible from the street or immediately 
adjacent properties.

Midtown Way- Section looking east in PRD zone
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Key Map

Allowed Uses	           
•	 Townhomes, Duplex or Community Recreation

Height
Internal Streets	 	
•	 45’ maximum to top of roof or top of parapet
Eheart Street
•	 45’ maximum from grade at building to top of roof or para-

pet

Setbacks
•	 Front
        Eheart Street
        ROW to face of building                               15’ min.

        Midtown Way / Internal Streets
        Sidewalk to building facade		    10’ min. 
•	 Rear
        Alley ROW to face of garage		    4’ min.

•	 Side	
        Between buildings	                                        2-3 story - 10’ min.	

			     	                       > 3 story - 20’ min.
Overhangs 
•	 May extend a maximum of 48” into setback

Parking
•	 Private garages and parking lots shall be screened from 

Eheart Street and Midtown Way
•	 Townhomes		
        Parking shall be in garages, tucked under the building or in a 

driveway and accessed from the alley. Front loaded garages 
are not allowed on Eheart Street but may occur on internal 
circulation streets.

                 1 bedroom unit 		                   1 stall per unit
                 2 or more bedroom units		  2 stalls per unit
                 Tandem stalls are allowed 
Entries
•	 Front doors must face the street or common open space
•	 A covered porch or stoop is required in the PRD zone
•	 Stoop minimum size: 4’ x 4’
•	 Entrances in the Planned Residential District shall be a mini-

mum of 12” above finished grade.

Planned Residential District - Parcel 5

Landscape
Midtown Way
•	 The pedestrian portion will be 10’ wide and located on 

both sides of the street.  Buildings will be set back an ad-
ditional 10’ from the pedestrian way in the PRD zone for a 
total of 20’ curb to building face.  Street trees landscaping 
or street furniture such as bollards will provide separation 
between curb parked cars and pedestrians.

•	 Street trees shall be a consistent species on both sides of 
Midtown Way and maintain a regular street pattern un-
less prohibited by conflicts such as driveways or utilities.

•	 Tree species shall be unique from other streets and pro-
vide shade for Midtown Way.

•	 Street setbacks shall be landscaped and provide separa-
tion and privacy for the units facing Midtown Way.

•	 Pedestrian separation from moving and parked vehicles 
will be provided by a curb and the use of trees and land-
scaping.

•	 Entries will front the street and have direct access to 
sidewalks.

•	 Parking lots shall be screened with shrubs and trees from 
Midtown Way.

•	 Accent lighting with shields to prevent glare and light 
spillage will be provided for safety in outdoor public 
space.

•	 Lighting shall be provided at the entries to buildings. 

Eheart - Section
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Architecture 
•	 Façade Materials
        All building fronts, and any building corner-side that faces a 

public street, shall be masonry which shall be brick veneer, 
stone veneer or hard-coat stucco.  50% of the remaining 
building facades shall be constructed with materials that 
include brick, stucco, synthetic stone, fiber cement panel 
system or cement composite siding.  In the PRD area, 
synthetic stone may be used on buildings for up to 35% 
of the elevation area on each side of any one or more 
buildings. Synthetic stone shall be a minimum 1 ½” thickness 
as approved by the Town.  

•	 Alternative Materials

         The remaining 50% of façade materials on the non-masonry 
sides may include cast materials, glass, metal, smooth 
finished concrete or equivalents as approved by the town. 
A maximum of 20% of each floor facade can be EIFS used 
as accent panels. No EIFS may be used on any floor that 
has direct access to an exterior ground level entry.  Minor 
architectural detailing such as window trim may be vinyl and 
shall be permitted on any façade.

•	 Foundations
         Foundations shall be monolithic slab or basement 

construction.  All foundations visible on the exterior of the 
building shall be faced with brick, high quality synthetic 
stone with a minimum 1 1/2” thickness as approved by 
the Town, smooth finished concrete surfacing or parged/
painted concrete.

•	 Vinyl Siding is not permitted.

•	 Building Articulation

        Shall be achieved through the incorporation of a tripartite 
vertical definition: base, mid-section and top, in order to 
articulate the various levels within the structure.  Horizontal 
articulation shall include building bays and offsets.  Such 
vertical and horizontal definition shall be visually character-
ized by differing materials and textures, or the use of the 
same material incorporating changes in color, texture and/or 
pattern. The building mass along Eheart Street shall main-
tain a visual connection into the OBMS site.

•	 Building Features 
         Building units shall feature balconies, terraces to differenti-

ate the buildings as residential usage. 
•	 Exposed exterior walls of parking structures shall be treat-

ed with architectural detail and materials such that parked 
vehicles will not be visible from the street or immediately 
adjacent properties.

Planned Residential District - Parcel 5
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Old Blacksburg Middle School Site                          Application for Rezoning 

Old Blacksburg Middle School Site - Rezoning Application, August 7, 2020 Page 25 

MIDTOWN REDEVELOPMENT PARTNERS, LLC 
 
By: ________________________________     
Printed Name: ________________________ 
Title: _______________________________  
 
STATE OF ___________________ 
COUNTY OF _________________ 
 Acknowledged before me this ________ day of ________________, 20___. 
 
    ____________________________________
       Notary Public 
My Commission Expires: 
Registration No.: 
 
TOWN OF BLACKSBURG 
 
By: ________________________________     
Printed Name: ________________________ 
Title: _______________________________  
 
STATE OF ___________________ 
COUNTY OF _________________ 
 Acknowledged before me this ________ day of ________________, 20___. 
 
    ____________________________________
       Notary Public 
My Commission Expires: 
Registration No. 
 

*The Town of Blacksburg is signing this proffer statement solely to provide consent 
to the rezoning.



Old Blacksburg Middle School Site                          Application for Rezoning 

Old Blacksburg Middle School Site - Rezoning Application, August 7, 2020 Page 26 

PROFFER STATEMENT FOR THE APPLICATION OF 
MIDTOWN REDEVELOPMENT PARTNERS, LLC and TOWN OF 

BLACKSBURG,  
 

Dated: August 7, 2020 

EXHIBIT J 
 
Proffer #1: The rezoning document package and Pattern Book contain the 
development details of the application.  This proffer provides assurance to the 
Owner and the Town that the project will be developed in accordance with these 
documents. 
 
Proffer #2: The additional density proposed with the Old Blacksburg Middle School 
Redevelopment rezoning request increases the trip generation in and out of the 
property.  These additional trips create a necessity for a new traffic signal at the 
intersection of South Main Street and Eheart Street. In order for traffic to safely 
function at this intersection, the traffic signal must be installed at the time the 
warrant analysis indicates it is necessary as provided in the Traffic Study performed 
by Whitman, Requardt & Associate, LLP or as stated in the proffer; whichever occurs 
first. 
 
Proffer #3: This proffer provides assurance to the Town and future tenants and 
residents that the road infrastructure serving their buildings will be complete prior 
to occupancy. 
 
Proffer #4: The street grid is a defining part of the site layout to provide adequate 
vehicular ingress/egress for the site and to accommodate the pedestrian and bicycle 
facilities proposed.  
 
Proffer #5: This proffer provides assurance to the Town that the individual site 
plans required for final development will meet the intent and the proffered 
conditions of the rezoning application and accompanying documentation. 
 
Proffer #6: One of the development goals of this project is to provide a mix of 
residential building types in the Planned Residential District to encourage differing 
residential tenants.  This proffer provides assurance to the Town that the residential 
portion of the project will not be developed as one singular residential use type. 
 
Proffer #7: This proffer provides verification that certain environmentally 
sustainable building features are constructed within the buildings proposed in the 
project.  
 
Proffer #8: This proffer provides screening of parking lots from public right of ways.  
This will allow for a visual break in the landscape and limit the visual impact of 
parking lots. 
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Proffer #9: This proffer provides certain specific approval criteria for the 
development of the DC zoned properties and Town Public Safety Building and 
parking facility. 
 
Proffer #10: This proffer provides the use types allowed per parcel within the 
Downtown Commercial and the Planned Residential District.  It also provides 
assurance to the adjacent neighborhoods in regard to the unit types proposed along 
Eheart Street and Clay Street. 
 
Proffer #11: This proffer provides certain specific development criteria and 
restrictions, per parcel, within the Downtown Commercial District.  This proffer 
provides assurance to the Town that the design criteria for each parcel, as described 
in the Pattern Book, will be met. 
 
Proffer #12: This proffer provides certain specific development criteria and 
restrictions, per parcel, within the Planned Residential District.  This proffer 
provides assurance to the Town that the design criteria for each parcel, as described 
in the Pattern Book, will be met. 
 
Proffer #13: This proffer provides assurance to the Town and future tenants and 
residents that the public areas included in Old School Common and the Plaza will be 
constructed in a timely manner in relation to the construction and occupancy of 
adjacent buildings.  
 
Proffer #14: This proffer provides the direction for the signage standards to be used 
within the Planned Residential district.  It also provides the ability to allow the PRD 
to utilize a Special Signage District in the future.  
 
Proffer #15: This proffer provides certain design criteria concerning the restriction 
of community recreational uses that would front on Eheart Street. 
 
Proffer #16: This proffer provides assurance that access and parking along the loop 
road around Old School Commons will be permitted for the benefit of the DC zoned 
parcels. 
 
Proffer #17: This proffer provides certain architectural design criteria for the 
development of the PRD zoned properties. 
 
 
 
 
 
 
 
 
 
 



Old Blacksburg Middle School Site                          Application for Rezoning 

Old Blacksburg Middle School Site - Rezoning Application, August 7, 2020 Page 28 

EXHIBIT K 
 
MIDTOWN REDEVELOPMENT PARTNERS, LLC – OWNERSHIP INTEREST 
 Jeanne H. Stosser 
 James K. Cowan, Jr. 
 
TOWN OF BLACKSBURG – OWNERSHIP INTEREST 
 Town of Blacksburg, Virginia 
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Note: Exterior materials 
will conform to required 
material choices and 
percentages. 
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Attachment C 
Supporting Regulations 

Comprehensive Plan 
and Zoning Ordinance 



1 
501 South Main St/Midtown 
17 Sept 2021 
STAFF APPENDIX 
 

RZN 21-0003 

Midtown Amendment #2 

Staff Appendix 

This appendix is provided to give additional supporting information from the Comprehensive Plan, the 
Residential Infill Guidelines, and the Zoning Ordinance in order to allow the staff report to focus on the 
analysis of the application. 

Physical Site Development 
Building Orientation, Scale, Massing, Height 

• Comprehensive Plan Land Use Policy LU.6 Consider the compatibility of development with 
surrounding uses.  Utilize strategies such as landscaping or other buffering techniques along 
with modification of site design to minimize impacts and facilitate compatibility 

• Residential Infill Guidelines Best Practice #1: Respect neighborhood context and enhance 
community character 

• Residential Infill Guidelines Best Practice #2: Provide…transitions…of building scale, building 
design, form and color…Complementary architectural design, materials, scale, massing and the 
use of landscape, screening, and open space are strategies to achieve compatibility within the 
neighborhood and the Town. 

• Residential Infill Guidelines Site Design & Parking:  
o Buildings oriented toward streets are a key characteristic of Blacksburg’s residential 

neighborhoods. 
o Locate the primary entrance towards the street 
o Clearly define the primary entrance of the structure by using a front porch or stoop, and 

other architectural details. 
o Retain space in front of the structure to relate to the street or sidewalk without 

intervening elements such as parking. 
o Entry porches and porticoes in two-story homes should be one story to minimize the 

appearance of bulk.   
o The scale and style of porch and portico elements should be consistent with the scale 

and style of the home, and should strive to respect the scale and style of porch and 
portico elements in the other homes on the block. 

o Buildings should be designed to fit within the context of the surrounding structures and 
provide visual interest to pedestrians. 

• Residential Infill Guidelines Building Design 
o The mass and scale of new infill residential buildings should appear to be similar to the 

building seen traditionally in the neighborhood. 
o The width of a building face of an infill project should not exceed the width of a typical 

residential structure on adjacent lots. 
o Building roof forms that are similar to those seen traditionally in the neighborhood, such 

as gabled and hip roofs, should be used. 
o Buildings should be designed to fit within the context of the surrounding structures and 

provide visual interest to pedestrians. 
• Townhouse Use & Design Standard for building orientation §4231: 
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o Except in the DC District, a maximum of 8 dwelling units may be constructed in a 
contiguous series of townhouses.  No more than 2 contiguous series shall be 
constructed adjacent to each other. 

o Townhouse design, scale, and building materials shall be single-family residential in 
appearance. 

o The principal orientation of all townhouses shall be the street or parking area on which 
the lot has frontage.  There shall be at least one entrance facing the street and the 
principal windows of the townhouse shall also face this street. 

o Front yard setbacks for adjacent units shall vary a minimum of 3’ and a maximum of 8’. 
o Public street frontage shall not be required for any lot of record platted for townhouse 

development 
 
Setbacks, Lot Coverage, Buffer Yards & Landscaping 

• Comprehensive Plan CCP.16: Responsible site design and development practices will minimize 
environmental impacts within the town 

• Comprehensive Plan Environment Objective E.17 As a part of the development review process, 
the Town will evaluate a proposed development’s impact and proposed mitigation measures for 
the following: 

o Open Space 
o Urban forest canopy 
o Watershed 

• Residential Infill Guidelines Best Practice #2: Provide transitions 
• Residential Infill Guidelines Site Design and Parking:  

o Streets [that] feature consistent front building setbacks…help define neighborhood 
character. 

o Provide a front yard consistent with those found on the block facing the street. 
o Front porches are encouraged and may extend into the required front yard setback. 
o In residential neighborhoods, multi-family housing should adopt the predominant 

setback, but should also vary the building façade to relieve the appearance of mass. 
o Setbacks should be proportional to the height and mass of a building 
o The “green edge [landscaped setbacks between the…buildings and sidewalks]” provides 

residential streets with a clearly identifiable character; [landscaping] and fences are 
often used for transition between public and private space; provision of open space is 
critical for multifamily developments… 

o Natural features and existing trees should be retained 
o Parking lots should be generously landscaped to provide shade, reduce glare, and 

provide visual interest 
o All site areas not covered by structures, walkways, driveways, or parking spaces should 

be landscaped 
o Street trees and planting strips also help buffer pedestrians from vehicle traffic. 

• Comprehensive Plan Sustainability Objectives & Policy S.6: Promote, protect and enhance the 
Town’s urban forests through Town initiatives and in the development review process.  
Minimize site disturbance to protect existing tree canopy, native vegetation, and pervious 
surfaces to encourage open space. 
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Streetscape, Bicycle and Pedestrian Improvements 

• Comprehensive Plan CCP.1. Well-designed pedestrian and bicycle friendly routes and facilities 
are essential to the Town’s identity as a walkable and bikeable community. 

• CCP.14: Transit connections and bus stop facilities are important components to support transit 
as a viable transportation option in town.  These elements should be part of the design of new 
developments and be coordinated with Blacksburg Transit regarding service availability.   

• Comprehensive Plan Transportation Objective & Policy T.10 Complete the construction of a 
connected sidewalk system. 

• T.12: Maintain and improve the aesthetic quality of the pedestrian environment by planting 
street trees and other landscaping, and installing street furniture where appropriate. 

• T.28: During the development review process, ensure that transit service and access to/from the 
transit stop and the development are provided. 

• Residential Infill Guidelines Best Practice #3: Create a pedestrian friendly streetscape 
• Residential Infill Guidelines Site Design & Parking:  

o The design of the space between the edge of the curb and the front of a building is 
essential for encouraging pedestrian activity and promoting safety and security. 

o [Sidewalks] contribute to the character of the neighborhoods by providing safe places 
for people to travel and interact with one another. 

o Walkways should connect public sidewalks and parking areas to all main entrances on 
the site.  For townhouses…fronting on the street, the sidewalk may be used to meet this 
standard 

• Residential Infill Guidelines Streetscape: 
o Neighborhood streets should include an interconnected system of sidewalks. 
o Neighborhood streets should include a sidewalk design that reflects the existing pattern 

in the neighborhood 
o Primary streets should have planting strips and streetscape to separate sidewalks from 

the street’s edge 
o While Blacksburg has an extensive sidewalk system on many neighborhood streets, gaps 

remain in some locations.  Infill projects can help to fill these gaps. 
• Townhouse Use & Design Standard for sidewalks §4231 (b)(4): 

o Sidewalks shall connect each townhouse to the parking area serving that townhouse, 
to other buildings within the site, and to other buildings or uses on adjacent lots. 

• Site Development Plans Minimum Standards and Improvements Required §5120(d)(1): 
o Sidewalks meeting the design standards of the Subdivision Ordinance shall be provide 

on public or private land along all parts of a site abutting a developed public street 
where such sidewalks do not exist as of the date of the application for site plan 
approval.  The provision of these sidewalks will advance the goal of the Blacksburg 
comprehensive plan of development of “a network of walkways in the Town to increase 
the safety and convenience of pedestrian travel.”  The Town Council finds that the need 
for such sidewalks in this Town is substantially generated by the development 

• Subdivision Ordinance Multi-Use Trail Standards §5-500 
o Multi-use trail dedication and construction is required for proposed subdivisions where 

needed: 
 To provide safe and more convenient access to schools, parks, the 

bikeway/greenway system, or other public assembly areas 
 To provide safe and convenient access between adjacent subdivisions and certain 
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dead-end streets within subdivisions to facilitate alternative transportation 
 To implement the concepts illustrated in the Comprehensive Plan’s 

Bikeway/Greenway Master Plan when a rational nexus and rough proportionality 
exist. 

Parking and Circulation 
• Residential Infill Guidelines Best Practice #4: Minimize visual impacts of parking 
• Residential Infill Guidelines Site Design & Parking:  

o Parking should not obstruct the building frontage; rather, it should be located behind, to 
the rear or side of the principle structure 

o Deep front setbacks can compromise the ability to provide backyard space and/or rear 
parking, particularly at higher densities. 

o Parking spaces should not dominate the street scene.  Instead, parking should be 
located to the rear of the lot or building or screened from the public way with 
landscaping, low fencing, or garage orientation. 

o Parking should not disrupt the quality of common spaces or pedestrian environments of 
multi-family development 

o Reduced or no onsite parking can greatly simplify the design of infill development with 
no need to find space to fit vehicle areas onto small infill sites, and entirely avoids the 
problem of how to minimize the visual and environmental impacts of parking. 

o Alley access parking is preferred in areas where it is available  
 

Density & Occupancy, Lifestyle Conflicts, and Affordability 
• Comprehensive Plan CCP.2. Lifestyle conflicts are inherent in a college town, where 

neighborhoods may have a mix of students and non-students. 
• Comprehensive Plan Land Use Objective & Policy LU.7: Encourage developers to work with 

surrounding property owners and tenants to resolve community concerns prior to formalizing 
development plans. 

• Comprehensive Plan Jobs & Housing Objective & Policy J&H. 48 Plan for the housing demands of 
a changing and diversifying population 

• J&H. 49 Continue to provide affordable workforce housing in Blacksburg in accordance with the 
adopted Consolidated Plan. 

• J&H. 50 Work with regional partners to promote affordable and sustainable housing in the New 
River Valley 

• J&H. 51 Promote varying types of housing types needed, including: 
o Rental or starter homes for purchase by graduate students and young families 
o Young professional housing and services in the Downtown area 
o Workforce housing for those making 80% - 120% of AMI 
o Affordable workforce housing options for LMI families making less than 80% of AMI 
o Housing with universal design features to allow aging-in-place 

• J&H. 52 As the active adult, retiree, and senior citizen population increases, promote varying 
types of housing needed.  For example, provide smaller homes that retirees can downsize to 
such as townhomes or condos, as well as retirement communities and nursing home facilities. 

• Comprehensive Plan Sustainability Objectives & Policy S.8: Support the New River Valley 
Livability Initiative coordinated by the NRV Planning District Commission and other regional 
efforts. 
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Open Space 

• Comprehensive Plan CCP.6. Creation of public and private parks and recreation amenities is an 
important part of land use development decisions 

• Residential Infill Guidelines Best Practice #5: Create usable outdoor spaces 
• Residential Infill Guidelines Site Design and Parking: 

o New developments should use open space and community facilities to provide social 
and design focal points. 

o Multi-family development must provide…common open space for each unit 
o Common spaces and amenities should enhance the sense of community in multi-family 

projects 
o Play spaces for children are strongly encouraged and should be both secure and 

observable. 
o Provision of open space is critical for multi-family developments. 

 
• Townhome Use & Design Standard for open space, recreation, and trails §4231(b)(11) 

o Except in the MXD and DC Districts, for any development of 5 or more townhouses a 
minimum of 20% of the gross land area shall be reserved as open space for community 
recreation use.  A specific recreational activity area or areas shall be developed and 
maintained for the residents of the development as part of this open space, as follows: 
 The size, location, shape, slope, and condition of the land shall be suitable for a 

specific recreational activity 
 The amount of land devoted to recreation shall be a function of the population 

to be served.  Consideration shall be given to the size of the development, 
number, and characteristics of expected residents, proximity to other available 
recreational facilities, topography, and natural features on the site.  

 Safety buffers shall be provided for users of recreational facilities and 
equipment using recognized engineering and recreation standards. 

 Indoor recreational areas may be used as a specific recreational activity area.  
The indoor recreational area shall count as a part of lot coverage, as regulated 
by the district standards. 
 

Comprehensive Plan - Urban/Walkable Neighborhoods 
 
Urban/Walkable Neighborhoods 
Urban/walkable neighborhoods are compact residential neighborhoods located within walking distance 
of employment and commercial centers. These areas typically have access to all modes of transportation, 
including transit as well as bicycle and pedestrian infrastructure.  Streets are typically organized in a grid 
pattern, which allows for easy pedestrian travel. Pedestrians can travel from these areas to commercial 
centers, the University, and neighborhood schools.  
 
The urban/walkable neighborhoods in Blacksburg are centered around Downtown and the original Sixteen 
Squares. Residential neighborhoods developed over time beginning with this historic core and gradually 
moving outward. These are some of the oldest neighborhoods in the Town, and they contain a number of 
historic homes. There is a strong community sentiment for preserving these structures, and the Blacksburg 
Historic Overlay District was created for this purpose.  Places of worship and neighborhood schools are 
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important anchors to these areas. They function as gathering places and are recreational and cultural 
centers for their neighborhoods. 
 
Urban/Walkable Neighborhood Issues and Opportunities for the Future 

• These neighborhoods are predominately made up of single-family detached homes.  Other uses 
and forms may be compatible with these neighborhoods with thoughtful design. 
 

• Due to the proximity to campus, lifestyle conflicts may occur in these neighborhoods, especially 
with undergraduate students renting property in these areas.  Property management, education, 
and code enforcement can mitigate some of these conflicts. 
 

• Encourage fraternity uses to relocate on-campus so the non-conforming structures can be 
converted back to single-family residential uses or other alternative compatible uses such as art 
studios, bed and breakfasts, or other creative small-scale commercial uses.    
 

• These areas are close to schools, the University, and businesses.  Additional pedestrian and bicycle 
infrastructure in these areas can reduce car dependency.    
 

• There is a limited inventory of homes within walking distance of the University and Downtown.  
In addition, these homes are often beyond the financial reach of many young families, young 
professionals, or employees of the University or Downtown businesses who would like to live in 
this area.  Creative strategies are needed to encourage more homeownership in these 
neighborhoods (refer to the Housing chapter). 

 
• With the access to Downtown services and amenities, there is an opportunity to provide for more 

aging in place in these neighborhoods.   
 

• Lower speeds on neighborhood streets can reduce conflicts and help improve multi-modal safety.  
 

• The housing stock in these areas is aging.  Property maintenance can help improve the lifespan of 
these houses.   

 
• Due to the proximity to campus, spillover parking can be an issue in these neighborhoods.  

Opportunities to reduce the number of parked vehicles in this area should be explored and 
encouraged.   

 
Comprehensive Plan - Downtown Commercial 
 

Downtown Commercial 
Small-scale commercial uses with high pedestrian volumes and limited parking needs, frequently 
utilizing shared parking areas; vertically mixed uses with upper story residential and office uses.  Uses 
that are smaller in scale with more limited impacts around noise, parking, traffic, and lighting are 
appropriate.  Examples include restaurants, retail, small markets and grocers, personal service 
establishments, and fine arts studios.  

Typical Implementing Zoning District: Downtown Commercial (DC) 
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Comprehensive Plan - Mixed Use Development 
 
Mixed Use Area Overlay Descriptions  
As outlined on Land Use Map A: Future Land Use, proposed Mixed Use Areas are designated within the 
Town where a mix of residential and non-residential development and redevelopment is encouraged.  
These areas are located on major roads, served by public utilities and transit. 
 
The Mixed Use Area boundaries are intended as a general guide of where mixed use developments are 
desired.  If a property is bisected by a Mixed Use Area boundary line, features such as ownership, 
topography, transportation network, and site design shall guide if it is appropriate to include the 
properties or adjacent properties in the Mixed Use Area. Individual development requests when a 
property is bisected by a Mixed Use Area will be reviewed on a case-by-case basis.   
  
Regardless of zoning classification, all properties within a Mixed Use Area should be cohesive with 
adjacent properties by providing thoughtfully integrated pedestrian, bicycle, and vehicular connections, 
and complementary architecture and site design features.  There is no single accepted ratio of uses that 
makes for the most successful mixed use area.  Consideration should be given to the context and 
economics of each area.  Key features of any Mixed Use Area include the following:  
  

a. Vertically mixed use buildings typically with ground floor retail and restaurant space and 
upper story residential and office uses. Where feasible, a mix of uses should be incorporated 
horizontally throughout the entire site as well as within each building.   

b. Access to transit stops with shelters located on the perimeter of the development and, where 
feasible, internal to the development to serve the area. 

c. Internal pedestrian and bicycle infrastructure that connects to public transit stops and to the 
external bicycle and pedestrian network.  Pedestrian and bicycle features such as a loop trail 
and covered bicycle parking are best practices.  

d. Limited entrances to arterial roadways to reduce bicycle and pedestrian conflicts, to help 
prevent additional traffic congestion, and to help prevent the appearance of strip commercial 
shopping centers. On-site vehicular parking should be accommodated without dominating 
the streetscape or landscape. 

e. Site design and site layouts that are coordinated with, connected to, and complemented by 
other developments in and adjacent to the area.  While mixed-use developments may be 
designed independently of each other, they must function with surrounding developments.   

f. Arrangement and configuration of buildings, building setbacks, and streets that create public 
gathering spaces and contribute to community vibrancy. The result should be a welcoming 
and attractive built environment that encourages and accommodates people living, working, 
shopping, and visiting these mixed use areas. 

g. Outdoor activities such as outdoor dining are encouraged to promote commercial and 
pedestrian vitality.  Complementary uses, such as daycare and preschool facilities, are 
supported within the Mixed Use Areas. 

h. Sustainable development techniques such as EarthCraft and LEED certifications, the 
preservation of existing mature trees, and the use of landscaping buffers within each 
development.  
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i. Adequate protection for historical and environmentally sensitive sites. Where appropriate, 
these should be incorporated into the site design.  

j. Design styles and features, such as universal design, that accommodate a wide range of 
people. 

k. Pedestrian-scale block lengths.  Typical block lengths range from 300 to 400 feet in length.  
Blocks exceeding this length should be divided into smaller lengths. 

 

It is not anticipated that all property within every Mixed Use Area will be developed into a mixed use 
development. If the property is not developed as mixed use, the property’s underlying future land use 
designation will guide development of that site.  The designation of a Mixed Use Area on the Future Land 
Use Map does not affect existing zoning or the evaluation of rezoning requests based on the underlying 
of the Future Land Use designation. The designation of a Mixed Use Area on the Future Land Use Map 
does not obligate the Town to approve a rezoning for a mixed use development.  The designation does 
not mandate a specific type or style of development on a property.   

The following Mixed Use Area descriptions provide additional guidance regarding the desired mix of uses 
for each specific area to consider when changes are requested: 
Mixed Use Area D: The entirety of Mixed Use Area D has been master planned through the Midtown 
Development or other recent redevelopments.  Development should occur in accordance with these 
plans.  The Midtown Development contains lands dedicated for public use, which will enhance the 
vibrancy of Downtown.   
 
Comprehensive Plan – Urban Development Areas 
 
MAP B: URBAN DEVELOPMENT AREAS & TOWN BOUNDARY AREAS 
The Town adopted Urban Development Areas (UDAs) in 2011 to meet the State requirement of Code 
Section 15.2-2223.1.  While adoption of UDAs became optional in 2012, the Town has elected to retain 
them as a useful growth management tool.  UDAs are intended to serve as a focal point for growth over 
the next 10 to 20 years. Development within UDAs should incorporate principles of Traditional 
Neighborhood Design, including compact or mixed use forms, pedestrian and bicycle friendly streets, and 
an interconnected transportation network.  UDAs were designated, in part, due to the existing availability 
of infrastructure.  Development in UDAs should also provide for transit facilities or stops.  Development 
in these areas should be guided in part by the mixed use area guidelines previously discussed.  

The designation of UDAs does not prevent rezoning of developments outside these areas, nor obligate 
the Town to approve rezonings within them.  The designation of UDAs does not affect existing zoning, nor 
do UDAs mandate a specific type or style of development on a property.    

Within the Town, there are eight geographic areas designated as UDAs.  The UDAs are shown on Map B 
of the Town’s Land Use Map Series.   
 
Comprehensive Plan – General Land Use Policies 
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LU.1. Consider the compatibility of development with surrounding uses.  Utilize strategies such as 

landscaping or other buffering techniques along with modification of site design to minimize 
impacts and facilitate compatibility.  

LU.2. Through the development review and decision-making process, ensure that new development 
and redevelopment enhances the transportation network with improvements to the street grid, 
addition of pedestrian and bicycle infrastructure, and incorporation of transit stops and 
amenities. 

LU.3. Support opportunities for commercial development and redevelopment that is context 
sensitive, supports multimodal transportation, and uses sustainable, high quality building 
materials.  Ensure commercial land is not converted into residential use.   

LU.4. Encourage residential infill at a greater density in the Downtown area to implement the 
Downtown Housing Study.  Support the addition of a mix of uses and services that will attract 
and support a Downtown residential population.  

LU.5. Work to reduce parking needs Town wide through shared parking and increased multimodal 
infrastructure, educate the community on the availability of parking, and ensure parking areas 
are sufficiently buffered to reduce the visual impact.   
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Attachment D 

Neighborhood Meeting Notes for RZN 21-0003 

Midtown Development – Rezoning Amendment Request #2 

1st Neighborhood Meeting 

Tuesday, June 29, 2021 
6:30 pm. 

 

Town staff in attendance were Anne McClung, Planning and Building Director, Emma Martin, Planner 
and Kasey Thomsen, Planning Technician. 

Ian Friend of SAS Construction and Jim Cowan of CowanPerry PC were in attendance as the applicant’s 
representatives. 

The meeting began at 6:32 pm. 

Anne McClung opened the meeting by discussing the schedule of upcoming meetings, the purpose of 
the neighborhood meeting, past rezoning amendments, an overview of the current rezoning request 
and map of the Midtown properties and current zoning regulations.  Attendees were directed to the 
Town of Blacksburg website where the current application, meeting schedule and any and all future 
documents and amendments to the application could be found.  

Ian Friend of SAS Construction gave an update on the Midtown Development property detailing what 
infrastructure had already been completed on the property and what was in process.  Ian Friend then 
showed a time-lapse video showing initiation of the grading and construction to current status.   

Jim Cowan of CowanPerry PC gave a presentation on the changes proposed in this newest amendment 
request (Amendment #2).  In an attempt to adjust and predict market adjustments, trends and changes, 
the developer would like to increase the bedroom density in the residential area to 400 bedrooms.  
There will be no 4-bedroom units.  They would also like to reduce the parking ratio at the hotel from 1 
space per room to .75 spaces per room.  It is hoped that the extra space saved from the hotel parking lot 
can be used for additional conference room space or other hotel uses.   

At this time, the attendees of the meeting ask questions. 

 An attendee asked if the additional left over space (from the parking lot) could be converted 
into green space. 

 An attendee asked how many rooms were planned for the hotel.  How many stories and was 
there a height limitation on the plans. 

 An attendee asked about the height of the parking garage as it appears to be higher than 60 
feet. 

 An attendee asked if the price variety of this mix of development would make the rents go up or 
go down or stay about the same. 
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 An attendee asked a question of Town Staff. The attendee asked how the acreage/density of 
this project was the same or different from other commercial developments in Town. 

 An attendee asked what the change would be, if approved, from the allowed density by-right. 
 In reference to the applicant’s use of the word “flexibility”, an attendee stated it was more like 

conversion from one use to another unless the applicant plans to change back and forth 
between uses.  

 An attendee asked how many of the bedrooms in the development would be rentals. 
 An attendee asked if all the buildings would fall under the same Home Owners Association 

requirements. 
 An attendee asked what sorts of covenants the development would have and if anything would 

be included regarding student housing? 
 An attendee asked if this flexibility of use was to attract professional offices. 
 An attendee stated that there is a need for professional offices, and for housing for active 

retirees and young professionals but if you do not actively put forward anything to prevent 
student housing, it is bound to happen.  The attendee stated that they are aware of Fair Housing 
laws but it is possible for the applicant to put items in the foundation documents to deter 
student housing.  

 A resident that lives on Preston Avenue stated that they have to call the police most every 
weekend for noise and parties but having the police station so close may deter this behavior. 

 A community member asked if the applicant has determined the (traffic) trip count for these 
requested modifications.  The attendee also asked if the development produces more traffic or 
less traffic if former residential buildings were now offices and vice versa.  The resident noted 
concerns with how the original traffic study that was done and believe it to be flawed.  The 
attendee is very concerned about traffic and connectivity. 

 An attendee stated that if former commercial uses may be transformed into residential units, 
this will change the dynamic of the site configuration such as cars driving with headlights shining 
into adjacent residences at late hours. Additionally, the attendee stated that if the applicant 
were to offer the “new” residential units as special units, this may be a marketing tool and 
tenant draw. 

 An attendee asked if it was possible for a company with an office in the development to buy up 
several residential units for their employees. 

 An attendee stated that all the parking spots seem to be for the development only and not for 
public parking for those visiting Downtown. 

 An attendee asked how many of the “public” parking spaces would actually be taken up by 
office employees and residential tenants.  The attendee noted that if you want to add 52 more 
bedrooms, that is 52 more cars and spaces that would have originally gone toward people 
visiting Downtown.  How can you allot for public parking if the overall parking space number is 
not changing? 

 An attendee stated that people who will stay in the hotel will park their car and walk.  Hotel 
patrons will not move their car so this does not free up a parking space for someone else.   

 An attendee asked about the anticipated conflict with parking during high parking demand days 
such as game days. What if game day participants take up assigned residential parking spaces? 

 Upon hearing from the applicant that they do not anticipate a conflict on high demand days, an 
attendee asked how the applicant planned to manage the perceived overflow of parking.   
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 An attendee asked about alternative transportation parking such as for bikes and electric cars.  
 An attendee asked if the applicant would install a new bus stop on Main Street or just a new 

shelter. 
 An attendee stated that, in their opinion, the purpose for the applicant’s amendment request 

was to sell more units faster by offering greater diversity of use. 
 A neighbor asked what would happen if the proposed rezoning amendment was not approved.  
 An attendee asked about the best estimate for full completion of the entire development.  The 

attendee asked if the applicant would be starting with the residential or commercial buildings. 
The attendee also asked if some of the units pre-sold or do you just have interest? 

 An attendee asked about the average price of the units. 
 An attendee asked the applicant to confirm their understanding that the residential buildings in 

the back portion of the Midtown development would be built first, then financing will be 
obtained for the ones in the front end and commercial/office buildings will be built if/when the 
demand requires it. 

 An attendee asked Town staff about the time period for completion of the new Police 
Department.  

 An attendee asked when the sidewalks that go around the project will be built. 
 An attendee stated that one of the most prevalent concerns that they have heard from the 

people they represent is that the proposed development does not match the surrounding area.  
There are concerns that it will not resemble a living space or cohesive community and will 
appear as a bunch of jumbled shapes and metal. 

 An attendee asked if the architectural plans for DC 5 have been approved.  The attendee also 
asked about the location of the historic African American school.  The community member 
asked if a plaque designating the site would be placed because the historic element on this site 
is an important part of Blacksburg history.  The attendee suggested that the applicant should 
memorialize the school in some way; perhaps with an outline of the school sketched out in the 
parking lot or some other way to memorialize this use. 

 An attendee asked when the front corner of the development would be constructed. 

 

The meeting was adjourned at 7:56 pm. 
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	MEMORANDUM
	Subject: RZN 21-0003 – Request to Amend RZN 17-0006 and RZN 20-0002 for the Midtown Development on 21 + acres at 501 South Main Street by Steve Semones (agent) on behalf of Midtown Development Partners LLC (applicant/owners) and Town of Blacksburg.
	RZN 21-0003 is a request by Steve Semones (agent) for Midtown Development Partners, LLC (applicant/owners).  The ownership interests listed for Midtown Partners in the application are Jeanne H. Stosser and James K. Cowan Jr. The Town is also a propert...
	For the rezoning amendment, the applicant has submitted the same set of rezoning documents as for the previous rezoning.  Staff and the applicant have agreed that going forward, anytime that an amendment is proposed, it would be best to have one consi...
	The changes proposed in amendment #2 were first filed in June of 2021.   The applicant subsequently decided to make further changes.  The application was placed on hold.  Additional changes were submitted on August 23, 2021.  This staff report is base...
	A revised letter from Mr. Semones, dated August 23, 2021 provides background on the changes proposed in the August 23, 2021 revisions.  The letter also lists each change in the Pattern Book, Application text and drawings (Z- Sheets) by page number and...
	The applicant has indicated that further changes are going to be proposed. The applicant has elected to go forward understanding that the staff report for the September 21, 2021 work session is based on the August 23, 2021 submittal and that further c...



