
 
December 13, 2024 

Foresight Design Services 
Attn: John Neel 
1260 Radford Street 
Christiansburg, VA 24073 
 
RE:  RZN-24-2 801 N Main Rezoning - Stormwater Concept Plan and Floodplain Mitigation 
 

Dear John: 
 The Engineering Department has completed the review of The 801 N Main Rezoning to 
Planned Residential stormwater concept plan and preliminary flood study.  The Stormwater 
Concept Plan is approved at this time.  This current site is owned by an assortment of property owners, 
it covers 11 parcels and totals 3.5 acres in size.  The main portion of the site is located on the block 
bounded by Kabrich Street, Winston Avenue, Progress Street and N Main Street.  Additional units are 
proposed on the NW side of Winston Avenue.  This site is also situated directly over a tributary of 
Stroubles Creek just upstream of Webb Street.  Due to the re-development proposed being situated in 
the same location as an existing commercial corridor the site is only slightly increasing in impervious 
coverage.  Only a net area of 0.4 acres of existing grass will be converted to impervious surface in the 
proposed condition.  
 

Water Quantity (Volume) Requirements: 
Because this site’s acreage (3.5 acres) is less than 1% of the total acreage of the entire drainage 

area to this site (366.3 acres), per section 18-613(b) of the Town’s stormwater ordinance, no 
stormwater mitigate is required by current regulations.  Stormwater quantity requirements are to be 
addressed from the point of discharge to the limits of analysis as defined by DEQ.  The situation of the 
site being on the creek establishes the condition where there are no areas between the discharge and 
the limits of analysis, therefore stormwater quantity requirements cannot be applied under this 
regulation. 
 
Water Quality (Nutrients) Requirements: 
 This concept plan shows the intention of this site to meet water quality requirement entirely 
through the use of off-site nutrient credits.  The Town recommends that this development provide some 
on-site stormwater quality treatment instead of only off-site methods.  An on-site facility will provide 
lasting beneficial water quality value to the Stroubles Creek watershed, whereas the current layout may 
contribute to the degradation of our local water quality. 
 
Flooding Concerns: 
This project is proposing to place a new multi-story residential structure across an existing tributary of 
Stroubles Creek.  This is an area currently impacted by flooding due to a lack of capacity in the existing 
stormwater system under the proposed 801 N Main St site.  Areas just upstream of this site, at the 
intersection of Progress Street and N Main, have seen flooding that impacts N Main Street, inundating 
the existing hardware buildings and is quite disruptive of the use of this area for evacuation, and by 
emergency responders.   
 
Furthermore, just downstream of this project site, there is an area that also is impacted by flooding 
along Webb Street where water overwhelms the existing channel and culverts and flood waters 
regularly inundates nearby apartment units due to the spread of flood waters.   
 



The Town has been working with this developer to provide a larger stream conveyance through the 
proposed building, with the knowledge that once a structure is constructed bridging the existing stream, 
there is little likelihood of future improvements.  The Town and developer have an approved concept 
model of the proposed development project.  The portion of the improvements that are reasonable to 
be mitigated by the 801 N Main project are included in this application.  These improvements include 
the construction of an open top channel that will accept more flow than in the existing condition.  It will 
accept the needed flows as well as be large enough for the Town to maintain and keep clear of debris.  
After this project is complete, there may be additional improvements undertaken by the Town to 
further improve the flooding downstream of this site that are outside of the scope of this development 
project.  
 
General Notes on Remaining Requirements: 

1. Prior to completion of the rezoning process, a documented plan of action will be agreed upon 
between the Town and 801 N Main Street Developer regarding the overall plan and 
accountability for mitigation of the existing flooding issues as discussed above. 

2. A Virginia Stormwater Management Permit (VSMP) coverage will be required for this site. 
3. All requirements of the Floodplain Overlay District will be met for this site. 
4. Construction of stormwater conveyances or modifications to channels shall comply with all 

applicable laws and regulations. Evidence of approval of all necessary permits, such as US Army 
Corps of Engineers and VA DEQ Wetland Permits, VA DEQ VPDES Permits, etc., shall be 
presented prior to approval. 

5. The Town of Blacksburg Town has implemented a stormwater utility fee based on total 
impervious lot coverage.  The rezoned area of this parcel would generate a stormwater fee of 
$227.27 dollars per month for this site.  For more information on the details of the Stormwater 
Utility fee, please go to: http://www.blacksburg.gov/stormwaterfund.  

Please contact Kafi Howard with the Engineering Department at (540) 443-1354 or via email 
khoward@blacksburg.gov, if you have questions or concern regarding this review.   

 
Sincerely,  
 
 
 
 
Kafi Howard, Town Engineer 
400 S. Main Street 
Blacksburg, VA 24060 
khoward@blacksburg.gov 
(540) 443-1354 
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