
 

MEMORANDUM 

To:  Planning Commission 

From:   Kinsey O’Shea, AICP; Assistant Planning Director   

Date:   October 11, 2024 

Subject: Rezone request for multifamily building (RZN-24-2); Conditional Use Permit request to 
use an alley to access townhomes (CUP-24-3); Request to vacate town-owned alley 
right-of-way (ROW-24-2) by Contract Purchaser LV Hokie GP, LLC. 

 
 
The attached staff reports cover the request to rezone; and companion conditional use permit request; 
and companion right-of-way vacation request.  The bulk of the staff analysis and background, including 
maps, will be found in the staff report for the rezoning request, while the companion memos will cover 
the nuances of the conditional use permit request, and right-of-way vacation request.   
 
The requests require three separate actions at the public hearing, but can be presented and heard as a 
combination of the three requests.   
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RZN-24-2 801 North Main Street PRD  
Neighborhood Meeting 
Wednesday, September 25, 2024 
6:00 pm 
Town of Blacksburg staff in attendance: Carolyn Howard, Kafi Howard, Kinsey O’Shea, Kasey Thomsen, Andrew 
Warren.  
 
The meeting was opened with discussing the schedule of meetings yet to come, the purpose of the 
neighborhood meeting and overview of the parcel in question, as well as where to get additional information on 
the request from the Town’s website.   
 
The applicant gave a presentation regarding the building layout of the development and described the 
architecture, the unit mix, open space, and amenities for residents, as well as the commercial uses.  Following 
the presentation, the floor was opened for questions. 
   

• An attendee asked if the Town has a ladder (fire) truck that will accommodate this building. 
• An attendee asked what the percentage of potential loss of commercial land was. 
• An attendee asked how many jobs would be created, and noted that there were several employees in 

the businesses in the subject area. 
• An attendee noted that the plan calls for two courtyards enclosed in the building.  They noted that 

they’ll only face interior, and that did not seem safe from a first responder perspective.  They asked 
what kind of ADA facilities there are in emergency situations. 

• An attendee supported putting students close to campus but noted that although they may use bikes 
during the daytime, they’ll use cars at night and on weekends.  They also noted that the improvement of 
stormwater capacity seemed a bit exaggerated, though they were supportive of the improvements.  
They noted that brick materials tend to hold onto heat more than concrete, and thus contributes to 
urban heat island.  They suggested that the applicant use less brick in the exterior materials. They 
wanted to place an emphasis on traffic, noting that it would be a problem unless the applicant “had a 
magic wand for students not to bring cars”.  They noted that their car is being vandalized in the alley 
behind Progress Street, and that the new development would mean that more people would be using 
the alley in an ill-intended manner.  

• An attendee was concerned that students would walk to the roundabout instead of down Webb Street, 
noting that pedestrians in the roundabout are unsafe. 

• An attendee asked where the students would be coming from who would be living here.  They noted 
that if you bring people from the edge of town to the center, that it would just bring congestion.  They 
noted that there wasn’t a lot of commercial for the number of people living there and asked if the Town 
was making any provisions to attract or sustain small businesses in the area.  

• An attendee asked if there would be more restaurants to support the students living there. 
• An attendee stated that businesses had been vacating the area in advance of this project coming.   
• An attendee said that the town is busting at the seams.  They said that 8 stories was too urban for the 

town, and that it was unacceptable for “quaint little Blacksburg.” 
• An attendee noted that the biggest problem would be drunk students walking down Main Street to go 

downtown to the bars.  They will be problematic when they go through the roundabout especially since 
the area is not lit.  

• An attendee asked how much parking was available at the development and the current occupancy 
standards. 
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• A resident of Kabrich Street noted that the street is problematic with parking on both sides—that two 
cars can’t get past one another on Kabrich Street.  They worried that Kabrich Street would be a cut-
through to Toms Creek Road. 

• An attendee noted that the problem was becoming worse because bars are being more lenient with 
drinking age and carding students. 

• An attendee asked if the applicants would be the property managers down the road.  They asked if pets 
would be allowed, and noted that people tend not to clean up after their pets. 

• An attendee asked if they would hire their own people to work here, or use local applicants, or if there 
would be contract workers. 

• Another attendee had concerns with traffic on Kabrich Street and wondered if there were plans for 
sidewalk on Kabrich Street. 

• An attendee asked how many retail parking spaces were provided. 
• An attendee noted that the infrastructure to carry waste upstream of this development was inadequate.  

They noted that Toms Creek Road would be inadequate for the increase in traffic as well. 
• An attendee asked if the bus would stop in traffic or if it would pull off. 
• An attendee noted that they liked the looks of it, and wondered if there were elevators. 
• An attendee asked what the forecasted rental rates would be. 
• An attendee asked if townhomes would be available for purchase, or just for rent. 
• An attendee noted that they were concerned about all the vacant retail around, and wondered what 

kind of retail the applicant was targeting.  They wondered if there would be incentives for local 
businesses. 

• An attendee disagreed that the applicant’s analysis of the parking at The Edge came to 0.5 spaces per 
bedroom.  They noted that many of the other new developments have much higher parking ratios, and 
that the proposed ratio of 0.5 spaces per bedroom is not enough.  They also noted that there is some 
sensitivity in the Town with regard to height.  They wondered how the elevation of the building 
compared to the highest elevation of the buildings at The Edge. 

• An attendee asked if the Town would still own the alley used to access the townhomes. 
• An attendee stated that the sidewalk network needed to be more carefully thought-out. 
• An attendee suggested that the applicant build a bar instead of a coffee shop so that students wouldn’t 

have to go downtown. 
• An attendee wondered what the point of living in a neighborhood full of students was.  They noted that 

Kabrich Street is really dangerous with parking on both sides.  They noted that “size does matter” and 
that 8 stories was really big over a 1-story neighborhood.  They suggested the applicant reapply with 2-3 
stories.  They noted that there is a lot of traffic that they face trying to get onto North Main Street, and 
that this would exacerbate it.  They stated that the students weren’t going to use the 350 bike spaces 
that are being provided for them.  They noted that fulltime residents’ needs should be taken into 
consideration as much as people coming to study.  They noted that this development wouldn’t make 
any of the nearby housing more affordable.  

• An attendee wanted to know how the applicant came up with the formula for contribution to the 
Affordable Housing Trust Fund.  They also wanted to know how the applicant contributes to the local 
economy. 

• An attendee asked how many bedrooms were at the Edge. 
• An attendee noted that if this gets approved, the remaining block between this development and the 

Edge would only become more apartments.  They noted that a lot of the businesses including the 
mechanic would go away.  They noted that by bringing their own brand of coffee shop, they’re taking 
business from two local businesses nearby. 



3 – RZN-24-2 801 North Main PRD Neighborhood Meeting Notes 
801 North Main Street 
11 OCT 2024 KJO 
 

• An attendee stated that they were concerned that the internal hallways and courtyards will become 
places where crimes will be committed since they can’t be seen or policed. 

• An attendee stated that two entrances on Progress Street would be difficult and suggested an entrance 
on Winston instead.  The attendee stated that green space is being lost with the increase of impervious 
area and also asked what the annual growth rate was that was used for the traffic impact analysis. 

• An attendee noted the changes with the University president and BOV and their changing ideas about 
growth vs. no growth.  They wondered what would happen in each scenario—if there were more 
growth, or if the growth were stopped.  They stated that the applicant should have an active 
conversation with the university. 

• An attendee asked why the body shop wasn’t depicted in some of the imagery. 
• An attendee asked if there was going to be lighting on the side of the building.  They noted that too 

much lighting was a problem. 
• Several attendees noted that the lighting around Blacksburg is a problem, including at The Union. 
• An attendee noted that there is only 30% owner-occupancy in Town, and that we need more 

developments that encourage owner-occupancy. 
• An attendee stated that the open space wasn’t enough for the density proposed.  They noted that in an 

emergency, all of the people in the building should be able to stand on the property without spilling 
over into the streets.  They noted that there aren’t a lot of opportunities for outdoor enjoyment with 
this development.  They suggested to keep the height at 60’ and to have more open space to feel less 
like a “residential factory”.  They noted it would be a shame for residents to not have enough open 
space. 

• An attendee noted that the residents would use the nearby elementary school for their outdoor use. 
• An attendee noted that it is frustrating to have so much student rental investment and very little 

investment in real housing. 
• An attendee stated that the bike lanes on Toms Creek Road aren’t adequate for the volume of traffic 

they receive. 
• An attendee asked what the project would look like if they took the affordable housing investment 

money and instead put solar on the roof. 
• An attendee asked if the applicants had considered commercial-scale solar for the development. 
• An attendee stated that 3 stories should be the maximum height in Blacksburg. 
• An attendee asked if it was ok to have an apartment building on top of parking, noting that people 

commit suicide by jumping off tall buildings. 
• An attendee stated that they wished all parking was under buildings rather than surface parking. 
• An attendee wanted to know where the exhaust would go in the garage. 
• An attendee asked where the HVAC systems would be. 

 
 
Meeting was adjourned at 8:08 pm.  
 
 
 







From: Mark Cherbaka
To: Kinsey O"Shea
Subject: 801 North Main Street rezoning request
Date: Wednesday, September 25, 2024 9:43:16 AM

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Hi Kinsey,
I am unable to make the neighborhood meeting for the rezoning request for 810 N. Main St.
but I wanted to give you some input on behalf of me and my family and neighbors. 

I'd like to log my opposition to this project as being comically too large and dense, and high. 
Here are some areas where I think this project is off:

The density is comically high and it is an abuse of the Planned Residential zoning.
8 stories would make this building higher than anything in downtown and rival all but
the highest buildings... and in an area where there are NO such buildings AND between
2 residential neighborhoods.
Speaking of height, there should be plans to avoid the "canyoning" of Main St. in this
corridor.
There is a complete lack of parking.  While I look forward to a time when there are less
cars per student in Blacksburg, we are not there yet and will likely not be there for
decades to come.  We need to be realistic about traffic and parking.  This development
does not do that.   Those 800+ cars are going to end up on Kabrich street, progress, and
other neighborhoods around the development, not to mention the traffic impact on
Kabrich and Webb Streets.
The commercial aspects of this are comically low.  The point of allowing residential on
top of commercial should be to develop good mixed use developments that give builders
incentive to provide more retail and commercial spaces.  This development provides a
bare minimum of token space for retail and no effective commercial or office, while
removing those types of spaces from what's already there.

I am not against the property being developed eventually... I'm not even against it having
student housing as a major facet, but it's simply too high and way too dense without providing
parking in an area that demands it.  

If the town council wants this kind of development in this area, they need to instruct staff to
develop standards for height and density, as well as what mix of commercial, retail, and office
we want... not allow developers to do thru the continued abuse of the planned residential
code.  Allowing things like this to happen will also encourage other developers to come in and
do the same thing.  I'd hate to think about losing commercial space where Ace Hardware
currently is and where Spicity and other restaurants are.

 As a BHP neighborhood rep, I've talked to at least 6 other neighbors and there seems to be
wide agreement on this project that it is far too large/high/dense.  

Please make sure this feedback is given to the planning commission as part of their packet,

mailto:mark.cherbaka@gmail.com
mailto:KOShea@blacksburg.gov


and let me know if/when they will meet on this project.

Thanks,
Mark









From: Scott Noonkester
To: Kinsey O"Shea
Subject: Kabrich Notes
Date: Thursday, September 26, 2024 10:22:48 AM

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Morning Kinsey,
I did not get a chance to speak at the public hearing last night. I would like to comment on this
project.
 

1. I give the developers credit for putting together all these different property owners to make
this possible.

2. FIRE was talked about. Since the parking is directly below the living spaces, does the fire plan
take into account the several thousands of gallons of gasoline in the cars?

3. Those presenters tried every trick in the book to diminish the scale of this project.
4. The location is perfect for this type of high density project. VERY close to campus.
5. IT IS TOO BIG. I am sure we have both noticed that just about every developer comes in with

an initial plan that asks for way more than they believe will be approved. Then the developer
can “compromise” and reduce the scale of his project without really compromising anything.

6. Very similar to The Standard project just up the street at N Main and Montgomery and Broce.
This project was rejected. Are the developers still working on this?

7. I do hope the Town will approve some reduced version of this project.
8. Foot traffic. Across Prices Fork will be an issue. Remember The Edge and that pedestrian

crossing that backed up traffic and had to be blocked off? We need a beautiful pedestrian
bridge across PFR with Hokie Stone accents.

 
Thanks and good luck,
Scott Noonkester
Wilson Avenue and N Main Street
 
Sent from Mail for Windows
 

mailto:noonyrealestate@hotmail.com
mailto:KOShea@blacksburg.gov
https://go.microsoft.com/fwlink/?LinkId=550986


From: Amy Pierce
To: Kinsey O"Shea
Subject: Kabrich Street PRD
Date: Thursday, September 26, 2024 12:16:26 PM

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Kinsey-
 
I was unable to attend the Neighborhood Meeting last night but wanted to provide you with
my input as a resident of the neighborhood. I live at 509 Stonegate Dr.
 
I am generally in favor of redevelopment of this area. However, the proposed almost 800
bedrooms would vastly change the area and negatively impact the surrounding
neighborhood. At almost twice the size of The Edge, the number of bedrooms is way too
high and way too dense. It has the potential to negatively affect the property value of my
house and the values of the other single-family houses in the neighborhood and to create
all kinds of traffic headaches. I can’t even conceptualize how the surrounding streets could
accommodate another 800 vehicles. I know the developer will say that everyone will walk or
take the bus, but that quite simply isn’t the truth. I believe that is what they said about The
Edge, which is underparked causing spillover on-street parking, making both Kabrich St
and Watson Ave difficult to navigate at times. The college kids will bring their cars and drive
them regularly and will need to park them somewhere. Additionally, the project is likely to
cause severe traffic problems. The intersection of Kabrich at Main St already backs up
when drivers try to turn left to go North on Main St. A light can’t be added there as it would
only back up traffic to the roundabout. And closing it would push an enormous volume of
traffic onto either Winston Ave or Watson Ave, neither of which are compatible with high
volumes of traffic.  
 
In addition to the foregoing, I would be shocked if there is even demand for an additional
700 bedrooms for college students after the recent completion of The Union, The Hub, Park
37, and The Edge. I suspect the Town is already overbuilt with student housing, and
another 800 bedrooms will leave other, older rental housing vacant.
 
I hope that the Town will consider how this development will negatively affect all of us who
purposefully chose to live in this neighborhood and require the developer to greatly reduce
the scope of this project.
 
Best regards,
Amy Pierce
509 Stonegate Dr.
 
 

mailto:amy.p@galaxyvets.com
mailto:KOShea@blacksburg.gov


From: Mike Rosenzweig
To: Kinsey O"Shea
Cc: Town Council
Subject: 801 N. Main St. project
Date: Thursday, September 26, 2024 2:39:06 PM

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Dear Kinsey,

Please relay to the LV Hokie GP, LLC folks that I thought we had a productive
neighborhood meeting regarding the project. I feel bad that some of the grown-ups
in the room did not behave like adults. I didn’t appreciate the few off-hand
disparaging remarks that were hurled out-loud at the Hokie GP, LLC folks. I
thought they all were very patient even if we were all caught off guard.

Most of my concerns are not with the project, but with town not anticipating this
development, so we need to work fast to deal with it and future development along
the N. Main corridor. We will have a large number of people living across the
traffic circle. We cannot expect people not to be coming and going from downtown
around the traffic circle. They will be. When the traffic circle was planned, some of
us recommended the size to accommodate crosswalk lights, but here we are years
later without lighted crosswalks and a massive development planned a block away.

As per town requirements, the developers plan improved sidewalks on their
frontage, but that would leave the Kabrich Street otherwise untouched. With a
school close by I think that needs the town to address sidewalk improvement along
with the project, not afterwards.

LV Hokie GP, LLC has offered $450,000 to our LMI housing efforts.  As a member
of the town’s Housing and Community Development Advisory board I appreciate
that generous offer.  I for one would like to see the funds pass through to Kabrich
St. curb and sidewalk improvement and/or lighted crosswalks at the traffic circle.  

What I would like to see discussed and required by planning commission are:

1) The issue of traffic on Kabrich St. and safety on both Kabrich and Watson Streets
with regard to pedestrians and bikers, especially given the close proximity of
Gilbert Linkous Elementary School.  Sidewalks need to be installed along Kabrich
St. with pedestrian crossings at Watson.

2) The issue of moving pedestrians safely across the traffic circle. 

mailto:swig2002@mac.com
mailto:KOShea@blacksburg.gov
mailto:TownCouncil@blacksburg.gov


3) I belive a rezoning is necessary, not a CUP.  I’m not typically in favor of CUP’s
unless there is a special use within a zone that typically would not be allowed there.
We are now mid-21st century. The town will certainly see more redevelopment up
N. Main Street during the next 50 years.  I strongly believe we need to prepare for
that now and not piecemeal as we go along.

It sounds like LV Hokie GP, LLC has done a good job working with town
departments regarding infrastructure and I appreciate the detailed plans that were
presented at the neighborhood meeting.

Sincerely,

Mike Rosenzweig
615 McConkey St.



From: Laura Purcell
To: Kevin M. Wills
Cc: Kinsey O"Shea
Subject: Re: planning commission and North Main Rezoning questions
Date: Wednesday, October 9, 2024 4:42:48 PM

<p style="border:2px; border-style:solid; border-color:#000000; padding: .7em; background-color:#FFFF00 "><b>CAUTION:</b> This email originated from outside your
organization. Exercise caution when opening attachments or clicking links, especially from unknown senders.</p>

Hi Kevin,

I have a few questions about the traffic study that was done by the
"LV Hokie" group in advance of their proposal for a 750 bed apartment
complex that would include ~350 parking spaces.

The result of their self-study was that an additional 350 parking
spaces would not contribute to traffic on North Main Street, Kabrich,
Progress, or Winston.

1) Has your department or the town ever had a previous study where
adding 350 parking spaces had zero effect on traffic in the
surrounding area?

2) On what date did the study occur?

3) Was that date recommended by your office, or selected by the group
from a range of dates your office provided?

4) The developer stated that typically residents in their apartment
complexes get their groceries delivered so often that the complex will
provide a cold storage room to hold groceries. Was additional traffic
for deliveries from the two closest grocery stores--Food Lion on North
Main Street and Kroger on University City Boulevard--taken into
account in these studies?

Thanks,
Laura Purcell

On Wed, Oct 9, 2024 at 9:26 AM Kevin M. Wills <KMWills@blacksburg.gov> wrote:
>
> Good Morning Ms. Purcell,
> Please feel free to reach out to me regarding any traffic study questions.
>
> Thanks,
>
> Kevin M. Wills, CCM, CM-Lean, LEED AP
> Senior Project Manager
> Engineering & GIS
> (540) 443-1353
> KMWills@Blacksburg.gov
>
>
>
> -----Original Message-----
> From: Kinsey O'Shea <KOShea@blacksburg.gov>
> Sent: Wednesday, 9 October 2024 08:21
> To: Laura Purcell <lmspurcell@gmail.com>
> Cc: Kevin M. Wills <KMWills@blacksburg.gov>
> Subject: RE: planning commission and North Main Rezoning questions
>
> Good morning,
> Kevin Wills, Town Engineer is copied on this email.  He is the best person to answer any questions about their traffic study.
>
> The link below is the current roster of the Planning Commission.  Joel Herbein let his term expire, and Blaine Keesee was appointed to fill his spot.  Jerry Ford is still the
Town Council liaison for the Planning Commission, despite the term expiration date.
>
> https://linkprotect.cudasvc.com/url?
a=https%3a%2f%2fwww.blacksburg.gov%2fhome%2fshowpublisheddocument%2f11914%2f638245799586470000&c=E,1,vdOLPmoWK_87JlWogVyJul8GP_mcNQ8-
bqfZYxqFbVsR3vUqpJwW5h8X-EMjxqgfUzsyHowSrfliWkbgu0B5U2HlYnEwSLysgTQNGVa0VBk7itl34g-COw,,&typo=1
>
>
>
> Kinsey O’Shea, AICP
> Assistant Planning Director
>
> Town of Blacksburg Planning & Building Department
> 400 South Main Street
> 540.443.1300
> https://linkprotect.cudasvc.com/url?
a=https%3a%2f%2fwww.blacksburg.gov&c=E,1,oKZN0BgjmtFSesi8VWZwIaIhlWhgKUXKcyAyvC0wen8BQay9QzVH850CJOwJRBEBJ4q-
7NU8kwjrihGFWaV2eAlg8RBQp3mjm12W8w302870k8bHgA,,&typo=1
> Apply through our online development application portal at https://linkprotect.cudasvc.com/url?

mailto:lmspurcell@gmail.com
mailto:KMWills@blacksburg.gov
mailto:KOShea@blacksburg.gov
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.blacksburg.gov&c=E,1,oKZN0BgjmtFSesi8VWZwIaIhlWhgKUXKcyAyvC0wen8BQay9QzVH850CJOwJRBEBJ4q-7NU8kwjrihGFWaV2eAlg8RBQp3mjm12W8w302870k8bHgA,,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.blacksburg.gov&c=E,1,oKZN0BgjmtFSesi8VWZwIaIhlWhgKUXKcyAyvC0wen8BQay9QzVH850CJOwJRBEBJ4q-7NU8kwjrihGFWaV2eAlg8RBQp3mjm12W8w302870k8bHgA,,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.blacksburg.gov&c=E,1,oKZN0BgjmtFSesi8VWZwIaIhlWhgKUXKcyAyvC0wen8BQay9QzVH850CJOwJRBEBJ4q-7NU8kwjrihGFWaV2eAlg8RBQp3mjm12W8w302870k8bHgA,,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2f%2f%2fwww.blacksburg.gov%2fopengov&c=E,1,3wKNLym6LADVt2xb_am3ypGUED2pbBuS9svTxEddVAkd701ziv1R7b3waq85TDChHoihAsudw7-ABaqNvkbwV_okyJq_mSdcHlSTEQ5T7q0k110A55TPUbc,&typo=1


a=https%3a%2f%2f%2f%2fwww.blacksburg.gov%2fopengov&c=E,1,3wKNLym6LADVt2xb_am3ypGUED2pbBuS9svTxEddVAkd701ziv1R7b3waq85TDChHoihAsudw7-
ABaqNvkbwV_okyJq_mSdcHlSTEQ5T7q0k110A55TPUbc,&typo=1
>
> -----Original Message-----
> From: Laura Purcell <lmspurcell@gmail.com>
> Sent: Tuesday, October 8, 2024 9:10 PM
> To: Kinsey O'Shea <KOShea@blacksburg.gov>
> Subject: planning commission and North Main Rezoning questions
>
> <p style="border:2px; border-style:solid; border-color:#000000; padding: .7em; background-color:#FFFF00 "><b>CAUTION:</b> This email originated from outside
your organization. Exercise caution when opening attachments or clicking links, especially from unknown senders.</p>
>
> Hello Ms. O'Shea,
>
> I noticed that the list of planning commission members is out of date.
> Several members on the list have 6/30/2024 as the end of their terms, and Jerry Ford's term is listed as ending in 2023. Can you please share with me current members, and
update the information on the website?
>
> I have several questions about the application for rezoning the parcel at 801 North Main Street. What is the best way to communicate those questions?
> Specifically, I have questions about their traffic study.
>
> Thank you,
> Laura Purcell
> 826 Toms Creek Rd, Blacksburg, VA 24060

https://linkprotect.cudasvc.com/url?a=https%3a%2f%2f%2f%2fwww.blacksburg.gov%2fopengov&c=E,1,3wKNLym6LADVt2xb_am3ypGUED2pbBuS9svTxEddVAkd701ziv1R7b3waq85TDChHoihAsudw7-ABaqNvkbwV_okyJq_mSdcHlSTEQ5T7q0k110A55TPUbc,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2f%2f%2fwww.blacksburg.gov%2fopengov&c=E,1,3wKNLym6LADVt2xb_am3ypGUED2pbBuS9svTxEddVAkd701ziv1R7b3waq85TDChHoihAsudw7-ABaqNvkbwV_okyJq_mSdcHlSTEQ5T7q0k110A55TPUbc,&typo=1
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MEMORANDUM 

To:  Planning Commission 

From:   Kinsey O’Shea, AICP; Assistant Planning Director   

Date:   October 11, 2024 

Subject: Right-of-way Vacation Request to vacate 2,000 square feet of Town-owned right-of-way 
by Contract Purchaser LV Hokie GP, LLC. 

 
 
The following memo covers the Right-of-Way Vacation request to vacate approximately 2,000 square 
feet of Town-owned right-of-way.  The right-of-way is a paved alley between two warehouse buildings.  
The development proposal includes the vacation of the alley in order to construct the building over the 
alley area.  The right-of-way vacation request is a companion request to the Kabrich Street Planned 
Residential Development (RZN-24-2).  If the rezoning request is denied, the applicant would withdraw 
the request to vacate the right-of-way. 
 
EVALUATION CRITERIA 

The Planning Commission is asked to evaluate the application based on the “Alley and Right-of-Way 
Vacation Process” in the Administrative Manual accompanying the Comprehensive Plan (attached), 
particularly steps #2-5 listed below.  

 
2. Vacate alleys and unbuilt rights-of-way only when the following three conditions are met: 

• The alley or unbuilt right-of-way is judged as not important to the Town's neighborhoods in 
terms of providing rear access for residents, space for utilities, and a means to provide Town 
services; and 

• The alley or unbuilt right-of-way is not important to the Town's present or future transportation 
network in terms of automobile, bicycle, or pedestrian traffic; and 

• The alley or unbuilt right-of-way does not serve as the primary access to parcels. 
 
3. Vacate built right-of-way only when all three conditions of Paragraph 2 are met, with the 
presumption that the built right-of-way is important to the Town’s neighborhoods and the Town’s 
present and future transportation network. 

4. Assess whether or not the alley or right-of-way could be used for another public function such as 
park land or public open space. 

5. If there is no other public function to which the property could be used, and the Town is able to 
claim an interest in the alley or right-of-way, and the applicant is willing to remit to the Town the value 
of the alley as computed in 1) above, consider disposition of the alley or right-of way. 

FINDINGS 
Staff has provided the following findings to assist in the evaluation of the application: 
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By filling out and signing the application, the owners have certified that they comply with Section 21-114 
of the Town Code: “Purchase by applicant as condition to vacation of street or other public way.”  The 
application can proceed through the public hearing process and will require Town Council approval.  
 
When land is vacated, the applicant is responsible for paying for the purchase of the land.  This requires 
a formal appraisal of the property to be vacated.   
 
The right-of-way is currently a paved alley that is open to travel.   
 
With respect to criteria #2-5, the following is provided: 
 
2. The alley does not function as access for residential uses; the alley does not contain public utilities; 
the alley is not used to provide Town services. 
 
The alley currently provides access to the rear of commercial properties along Kabrich Street, Winston 
Avenue, and Progress Street (there are no residential uses with access to the alley).  However, these 
properties are subject to the rezoning request, and will no longer be in commercial use if the rezoning 
request is approved. 
 
The alley does not serve as primary access to any parcels. 
 
3.  If the rezoning request is approved, all three conditions in Paragraph 2 are met. 
 
4.  The alley does provide access between Winston Avenue and North Main Street and serves as access 
for the commercial uses.  However, as previously mentioned, the commercial uses will no longer exist if 
the rezoning request is approved.  If approved, the remaining alley would dead-end approximately 165’ 
from its entrance on North Main Street.  The alley does not provide access to any other parcels.   
 
5.  The applicant, by virtue of signing the application, has consented to purchase the right-of-way if 
vacated by the Town.   
 
ATTACHMENTS: 
Right-of-way and alley vacation evaluation criteria from Comprehensive Plan Administrative Manual 

 

 



December 11, 2012  Blacksburg 2046 Administrative Manual C 

Alley and Right-of-Way Vacation Process 
 
1) When requests for a vacation of an alley or unbuilt right-of-way are received by the Town, 

• ensure requirements for application contained in Town Code § 21-114 have been complied 
with.   

• make an assessment of the monetary value of the alley or unbuilt rights-of-way according to 
the general guidelines: 

o residential property value may be estimated according to current assessed values of 
adjacent property and square footage to be vacated; or 

o when the vacation allows for an additional buildable lot or when the property is non-
residential, property value may be established by a formal appraisal; or 

o a formal appraisal may be required by Town Council; and  
• the applicant shall provide a statement of title concerning the alley or right-of-way (before 

and after the vacation), satisfactory to the Town Attorney; and 
• provide notification to all neighborhood representatives about the vacation request and 

associated public meetings; and 
• provide all adjacent property owners an opportunity to apply for an equal right-of-way; and 
• The cost of any formal appraisal or title research, as may be required, shall be the burden of 

the applicant. 
 

2) Vacate alleys and unbuilt rights-of-way only when the following three conditions are met: 
• The alley or unbuilt right-of-way is judged as not important to the Town's neighborhoods in 

terms of providing rear access for residents, space for utilities, and a means to provide Town 
services; and 

• The alley or unbuilt right-of-way is not important to the Town's present or future 
transportation network in terms of automobile, bicycle, or pedestrian traffic; and 

• The alley or unbuilt right-of-way does not serve as the primary access to parcels. 
 

3) Vacate built right-of-way only when all three conditions of Paragraph 2 are met, with the 
presumption that the built right-of-way is important to the Town’s neighborhoods and the 
Town’s present and future transportation network.  

 
4) Assess whether or not the alley or right-of-way could be used for another public function such 

as park land or public open space 
 

5) If there is no other public function to which the property could be used, and the Town is able to 
claim an interest in the alley or right-of-way, and the applicant is willing to remit to the Town 
the value of the alley as computed in 1) above, consider disposition of the alley or right-of way. 

 
6) The disposition of an alley or right-of-way shall not be acted upon without public hearings 

before the Planning Commission and the Town Council, duly advertised, in accordance with the 
Virginia Code. 

 
7) The disposition of an alley or right-of-way shall not be acted upon without public hearings 

before the Planning Commission and the Town Council, duly advertised, in accordance with the 
Virginia Code. 
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MEMORANDUM 

To:  Planning Commission 

From:   Kinsey O’Shea, AICP; Assistant Planning Director   

Date:   October 11, 2024 

Subject: Conditional Use Permit request to use an alley to access townhomes (CUP-24-3) by 
Contract Purchaser LV Hokie GP, LLC. 

 
 
The following memo covers the Conditional Use Permit request to use a town-owned alley to access 
townhomes.  Typically, alleys are allowed only for access to single-unit residential uses, and not 
multifamily or commercial uses.  Zoning ordinance §5719(a) states: “Use of alleys for ingress and egress 
to other than single unit residential use shall require a conditional use permit in all zoning districts…” 
 
The proposal is to improve a portion of an unbuilt alley to allow access to 22 townhomes.  The alley 
access would be one of two access points to the parking area.  The alley would not provide access to any 
other properties.  
 
There are a number of criteria in §5719(b) by which the decision to grant, deny, or condition the permit 
shall be made:  

1) The function of the alley in the neighborhood or other area; 
2) Length and width of the alley; 
3) Level of improvement of the alley; 
4) Level of existing traffic on the alley; 
5) Function of the alley in the overall transportation network; 
6) New traffic anticipated to be generated by the proposed use; 
7) Whether or not additional traffic will have a negative impact on the surrounding neighborhood 

or area; 
8) Safety of using the alley for the proposed use; or 
9) Any additional improvements needed for the proposed use, as determined by the 

Administrator, based on the impact of the proposed use of the alley and the standard needed to 
support the existing and proposed uses of the alley. 

 
The following analysis is provided: 

1) Currently, the alley is unbuilt and not open for travel.  It functions as rear yard space for the 
surrounding homes. 

2) The unbuilt “paper” alley runs the length of the block between Winston Avenue and Watson 
Avenue, which is approximately 550’ long.  It continues north for approximately half a block 
beyond Watson Avenue.  The alley is approximately 14’ wide. 

3) Currently, the alley is unimproved.  The alley is proposed to be paved as part of the access to the 
townhome parking area.   

4) Because it is not currently in use, there is no existing traffic on the alley. 
5) The alley does not function in the overall transportation network because it is not open for 

travel.   
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6) The alley is proposed to be one of two means of access to the parking area for the 22 
townhomes.  The trip generation for these units is expected to be around 115 vehicles per day 
according to the applicant’s Traffic Impact Analysis.   

7) The alley does not continue toward the neighborhood.  Most traffic exiting the alley will 
continue south toward Main Street rather than north through the neighborhood. 

8) As proposed, the alley is designed to handle two-way traffic.  While the right-of-way width of 
the alley is only 14’, the driveway will be a minimum of 20’ wide to accommodate two-way 
traffic.  As proposed, the alley exits midblock on Winston Avenue, though it does not align with 
the entrance to the parking garage across the street.    

9) No additional improvements are required.  The alley will be improved with the development of 
the townhomes and parking area.  As proposed, the configuration of the alley and parking area 
allow for the future use and connectivity of the remainder of the alley, if improved in the future.  
As proposed, the improvements to the alley would end at the property line and not be 
continued further. 
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