
Neighborhood meeting 
December 7, 2022



Development Goals

• To offer a diverse collection of market-
rate and mixed-income new 
construction homes affordable to the 
Town of Blacksburg’s critical 
workforce, young families, and first-
time homeowners.

• To provide aesthetically pleasing, 
energy efficient homes in a 
sustainable location, professionally 
managed by a homeowner’s 
association. 

• To participate in reducing the 
environmental impact on Tom’s 
Creek with regional stormwater 
management and encouragement 
of natural habitat and wildlife in our 
open space.

• To provide cost-efficient community 
amenities and infrastructure in an 
effort to keep future operations and 
management low for the Town and 
HOA.



Concept Plan
• 176 units (3.9 

units/acre) 
• 134 Mixed 

Income
• 10 units 60-

80% AMI
• 10 units 80-

100% AMI
• 4 units 100-

120% AMI
• 110 units 

mixed income
• 42 Market rate
• Owner 

Occupied
• HOA managed

• 35% open space





• 2623 sq 
ft



• 2772 sq 
ft



• 2751 
sq ft





• 1080 
sq ft



• 1080 
sq ft



• 1334 
sq ft



• 1334 
sq ft



• 1334 sq 
ft





Street Rendering



Street Rendering



Transportation 
Circulation



Typical Sections



Transportation 
Circulation

• Traffic Study 
Recommendations

• Right turn lane into 
development

• Mimimal impacts to 
existing intersections: no 
improvements 
recommended

• Old Glade/Glade did not 
meet signalized warrants



Transportation 
Circulation

• Traffic Study: of trip generated by the development
• AM peak hour: 5 cars entering from V@TC 1 car in 12 minutes
• AM peak hour: 14 cars exiting to V@TC 1 car in 4 minutes
• PM peak hour:  16 cars entering from V@TC
• PM peak hour:  10 cars exiting to V@TC



Sidewalk and 
Trails
• 4000 feet trail
• 2000 feet sidewalk
• grass trails



Stormwater 
Management 

• Dry Water Quantity 
Ponds: 3

• Water Quality Area: 
Wet Pond

• Other BMP: Shadow 
Lake

• Creek Valley Overlay:
• 100-year 

floodplain 
• Wetlands
• 50’ within creek
• Slopes>25%



Stormwater 
Management 

Regional Benefits: Quantity

• Quantity runoff one-year peak reduction of nearly 60% and 
a 10-year peak reduction of just under 50%.

Preliminary Results



Stormwater 
Management 

• Regional Wet Pond benefits
• Pollutant reduction from runoff
• Promotes biodiversity: plants/fish/wildlife
• Quantity reduction of storms, evaporation
• Aesthetically pleasing

• pollutant reduction can exceed the required load reduction by 
45%.



Water System

• Relocate 
V@TC 
backfeed loop

• Adequate 
capacity exists



Sewer System

• New pump 
station

• Force Main to 
Glade Rd.

• Reroute the 
Farm flow



Open Space 
Management Land 
Use Plan

Homeowner’s Association



Open Space Management Land Use Plan: Managed Successional 
Areas

Homeowner’s Association

LandOwner Resource Center, Ontario 
Extension



Landscaping 



Questions and Comments

CONTACT INFORMATION
• Meredith Jones, P.E.   Eden & Associates   

Meredith@edenandassociates.com
• Marla/Cary Hopper: Development Team  

• marlakemsey1@gmail.com
• caryhopper@msn.com

• Website: https://gladespringcrossing.com

mailto:Meredith@edenandassociates.com
mailto:marlakemsey1@gmail.com
mailto:caryhopper@msn.com
https://gladespringcrossing.com/


Vicinity Map

Town of Blacksburg GIS



VWS 
Connection

• With 
sidewalk, 
no landing 
variance



VWS 
Connection

• No sidewalk 
with landing 
variance



Walnut Dr: Givens Farm
Similar to our connection >12% grade non-standard landing
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