GLAWING

Planning Commission Worksession

January 17, 2023




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 homesin 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 to keep lot costs
down and future maintenance

costs low. How do you achieve this?



Process to achieve Development Goals:
Mixed-income housing.... It’s desired by the
developer and the Town but why isn’t it
happening?

e Comprehensive Plan Amendment 2020/2021:
low density residential 1-4 units/ac

* Planned Residential Rezoning: why?
e Density = affordable units
* Lot sizes
* flexible housing types and percentages

e Cost-efficient infrastructure:

*  Which are most necessary without sacrificing
safety or function

e Variances, changes in the standard

e Allows a forum for community
partnership: Stormwater, affordable
housing.
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Process

January —May 2022,
preliminary meetings with
Town staff: housing,
planning & engineering
Voluntary Neighborhood
meeting: June 29, 2022:
over 40 residents
Organized Meetings with

staff:

®  July 14™ [Planning), N

s GLADE SPRING
®  July 28" (housing),

*  Aupgust 3" (whole Group)

* October 11" {whole group),

* October 13" (with you on Landscaping),

*  November 8" (whole group),

* November 14 (you on Proffers/Landscaping).
Voluntary VWN tie-in Neighbor

meeting: October 16

Town Neighborhood meeting: Dec

7th
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GLAWING
IConcept Plan

e 176 owner
occupied units (3.9
units/acre)

* 134 Mixed Income

e 10 units 60-80%
AMI

e 10 units 80-100%
AMI

* 4 units 100-120%
AMI

e 110 units mixed
income

e 42 Market rate
e Professionally HOA
managed

* 35% open space




Market Rate

e 42 units
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NORTHERN AREA

I\/I a r ket R a te ELEVATION + RENDER

* 2623 sq
ft —

= EENENINEESEENENNENENINNENNEE =

HHHEHHHHHHTH
I
I !

ELHDE(G@EPHI“E pattern book 11.14.2022




NORTHERN AREA

M a r ket R ate ELEVATION + RENDER

» 2772 sq
ft —,é/

\

—ill
i
i

%
1l
i
;

=

il ﬁiiiiHIIIHHII
I I
] |
o

ELH“E‘@ EPHI“E paftern book 11.14.2022




NORTHERN AREA

I\/I a r ket R ate ELEVATION + RENDER

e 2751

sq ft A’/r%\
B Iﬁ;l_l gﬂﬁ 2_.
; HHHHEHEHEHH ; IIIIIIII |:| IIIIIIIII E :nL:JL'Li ﬂH; :_=

ELHDE(G@ SPHI“E pattern book 11.16.2022




Mixed-income
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SOUTHERN AREA

Mixed-
Income
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ELEVATION + RENDER
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SOUTHERN AREA

Mixed-income
housing

ELEVATION + RENDER

e 1080 sq ft
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SOUTHERN AREA

Mixed income
housing

ELEVATION + RENDER

e 1334
sq ft
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SOUTHERN AREA

Mixed income
housing

ELEVATION + RENDER

1334 sq
ft
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PALETTES & FINISHES

PALETTE 6

Tuxedo Gray

Your choice of accent siding color
Shutters

Maoire Black Roof Shingles
Light Mist or Boothbay Blue

White windows

Your choice of
front door color®
Suggested color
shawn. Sherwin
Williams Naval

Progress Lighting Welboume Lighting
Collection

Boothbay Blue
Fibercemeant

Siding

Southampton
Brick

Shadowledge Bradford
Stone
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Street Rendering:

Mixed income housing
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GLADE SPRING
76/,94;%;7/7
Typical Sections
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f 9.0’

— 2.0 f f 13.0° i 13.0¢
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CURB

ROLLTCP

SIDEWALK | ©

TYPICAL ROAD CROSS SECTION
FOR STREETS A (STA 0+50 TO STA 16+50) AND B
(NOT TO SCALE)

- 50.0' W

GRASS STRIP

24.0

20 30 307 ROADWAY SURFACE

{ 10.0°

2.0 i 12.00
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TYPICAL ROAD CROSS SECTION
FOR STREETS CANDD
(MOT TO SCALE)

24.0' (E) OR 26.0' (A)

ROADWAY SURFACE
12.0' (E) OR 13.0' (A) — 12.0' (E) OR 13.0' (A)

&
NORMAL CROWN
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|_-- 40 40 -

ROADSIDE
DITCH

SHOULDER

0.8 —
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SIDEWALK
ROADSIDE (IN ESMT)
DITCH

SHOULDER

50.0' W

TYPICAL ROAD CROSS SECTION
FOR STREET A (STA 16+50 TO STA 24+00) AND
STREETE
(NOT TO SCALE)

NOTE: THE STREET IN PARENTHESE!
DEFINES THE STREET TO WHICH THE
APPLIES.
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Transportation
Circulation

e Traffic Study Recommendations

Right turn lane into development

Glade/Old Glade existing left turn
delays exacerbated

Mimimal impacts to existing
intersections
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Stormwater
Management

* Dry Water Quantity
Ponds: 3

e Water Quality Area:
Wet Pond
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Regional Benefits: Quantity

Stormwater

Manhagement

* 1-year peak reduction of nearly 60%

e 10-year peak reduction of just under 50%.

Preliminary Results

Stormwater Improvement Summary

Water Quantity

. . After Regional SWM
Existing condition

Net reduction of peak
flow rate at prop. Line

Improvements (pt. of discharge)
1-year peak flow rate 75.45 cfs 24.83 cfs -46.32 cfs
10-year peak flow rate 175.77 cfs 90.38 cfs -85.39 cfs

Water Quality

Target TP load reduction

TP load reduction achieved
(after SWM improvements)

Excess TP load reduction
relative to target

26.53 Ib/yr

39.02 Ib/yr

+12.49 |b/yr

EDEN & ASSOCIATES
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GLA%'M * Regional Wet Pond benefits

Pollutant reduction from runoff

Sto rmwate r * Promotes biodiversity: plants/fish/wildlife
e Quantity reduction of storms, evaporation
Ma nagement e Aesthetically pleasing neighborhood amenity

. gogutant reduction can exceed the required load reduction by
5%.

EDEN & ASSOCIATES
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I Water System

———

e Relocate
V@TC
backfeed loop

e Adequate
capacity exists & /)
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Sewer System

* New pump station
* Force Main to Glade Rd.
e Reroute the Farm flow

* Downstream Capacity
issues in Univ City
Boulevard and with
existing Force Main in
Glade Rd.

e Solution

e Divert flow
around Capacity
section

* |ncrease pump
size at Karr
Heights

e (Cost?

LEGEND
—— W ——EX. WATERLINE
—— W ——PROPOSED WATERLINE
EX. SANITARY SEWER
— S DROPOSED SANITARY SEWER
EX. FORCE MAIN
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| PROFPOSED PUMP STATION
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_,.'?\‘7 Open Space

censsiel | Management Land
Use Plan

LEGEND

1. PROFESSIONALLY MANAGED
LANDSCAPE AREAS

- VEGETATED EMBANKMENT
- ENTRANCE
- GATHERING AREAS
2. MANAGED TURF OPEN SPACE
3. BACKYARD TRANSITIONAL ZONE

4. EXISTING WOODLAND RETAINED

5. STORMWATER POND (WET,
TOWN MAINTENANCE AREA)

6. STORMWATER POND (DRY)

7. MANAGED SUCCESSIONAL

8. POND EDGE SHADE TREE &
SUCCESSIONAL AREA

9. RECREATION AREA

10. PUBLIC TRAILS

LANDSCAPED

.'I in |
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* Homeowner’s Association
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:‘5 Open Space Management Land Use Plan: Managed Successional

GLADE SPRING

— — Areas

* Homeowner’s Association

SUCCESSION

A farm field may be abandoned and be occupied by a number of plant
communities for many years before a forest is established
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field ::Faps aggnd;n-meni annual  perennial herbs !élc successional forest
herbs .
LandOwner Resource Center, Ontario

s Extension
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GLADE SPRING

= —lI Landscaping

LEGEND

STREET TREES

EXISTING WOODLAND
RETAINED

MANAGED TURF AREAS

MANAGED SUCCESSIONAL
LANDSCAPE

STORMWATER AREAS
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Questions and Comments

CONTACT INFORMATION

e Meredith Jones, P.E. Eden & Associates
Meredith@edenandassociates.com

e Marla/Cary Hopper: Development Team
e marlakemseyl@gmail.com
* carvhopper@msn.com

e Website: https://gladespringcrossing.com
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ez ETH-DR

GLADE-RDE

T_ 0
o
8
ROBIM: RD-—H,E‘E_}' ; ’
DR z & i
___——GLABI:WGOB ;J o 7
g QUANSpR )
+ 2
2
J 7
w0
- %
0:2km

S SSILL & g

BRI IPOE e B TR R e

Vicinity Map

Town of Blacksburg GIS

EDEN & ASSOCIATES



Sidewalk Variance
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Sidewalk Variance
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Walnut Dr: Givens Farm

Similar to our connection >12% grade non-standard landing
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PROPOSED REDUCTION
FROM 50' TO 20°

70O KRAFT DRIVE, SUITE 2350
Y BLACKSBURG, VIRGINIA 24060

VIOICE 2746324231
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Transportation
Circulation

e 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 exitingto V@TC

Weekd

D 'IE ET E:fy_ AM Peak Hour PM Peak Hour
Land Use ally irarmc
Size (vph) (vph)

(ITE Land Use Code) (vpd)

Enter Exit Enter Exit Enter Exit
Single Family Detached
INEIE Family Uetacne 180 units 867 367 33 94 109 64
Housing (210)

Site Trip Distribution

The following site trip distribution was applied based on a review of the existing traffic volumes, the

adjacent roadway network, and engineering judgement:

e 10%to / from the north on University City Boulevard

e 40%to / from the east on Prices Fork Road
e 30%to / from the west on Prices Fork Road
e 5% to/from the west on Glade Road

e 15%to/from the east on Toms Creek Road

Through coordination with the Town, it was determined that 30% of the existing traffic utilizing
Honeysuckle Drive or Redbud Road to access the Village neighborhood to the north of the proposed
site would utilize the proposed interconnectivity to access Glade Road instead of continuing to utilize

the Toms Creek Road.

EDEN & ASSOCIATES
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Potential image m the westbound direction.

 Westbound

Least intrusive fix

Island in ex. Bicycle lane, stop sign
and stop bar

Modify dedicated bicycle lane

Provide adequate traffic control
measures during construction

S50-60k does not include pedestrian
crossing problems, lack of landing on
Glade.

Recrmmended mmprovements i the Easbﬂm:ld e::tinn_

e Eastbound

 |sland to separate through lanes and
place two stop signs and stop bars

e Stop ahead sign at Citgo



3-way stop:
Pros and Cons

Improve LOS on Old
Glade

Worsen LOS on Glade
(major collector)
Maximum queues do not
reach the Kroger
driveways to the east.
Stop about 150 feet short
of the intersection

An all-way stop with
multiple lanes on
multiple approaches
decreases in safety and

creates more confusion.
e  Commercial entrance (Vol
2)
e Kroger loading dock

$50-60k

OTHER OPTIONS?

Roundabout?
Traffic signal cheaper?

Table 5: Level-of-Service Summary for Old Glade Road & Glade Road

AM PEAK HOUR PM PEAK HOUR
CONDITION LAITE Lane | Lane ) Lane Lane Overall
GROUP | Lane Delav Overall Lane )
LOS elay | Queue LOS (Delay) | LOS Delav | Queue LOS
(sec) (ft) : (sec) (ft) (Delay)
EBT - -- - - - -
e EBR - - -~ — — -
EXI?’UHE. (.2022} WBL/T? A 9 10 N/A? A 8 10 N/A3
Conditions NBL! B 15 20 D 28 103
NBR! A 10 13 A 10 15
EBT - - - — — -
: EBR - - - - — -
No Bmhgl .(20_26) WBL/T? A 9 10 N/A? A 8 10 N/A®
Conditions NBL! B 15 20 E 37 135
NBR A 10 13 A 10 15
EBT - - - - — -
- EBR - -- -
Bl_u]d (.2.026} WBL/T? A 9 10 N/A® A 8 13 N/A?
Conditions NBL! C 17 33 F 133 378
NBR B 10 13 B 10 15
. EBT B 11 40 B 13 40
Build (2026) EBR B 10 | 40 B B | 1 28 C
Conditions (All- | WBL/T B 11 30 C 24 145
Way Stop) NBL B 12 25 (11) D 27 148 (20)
/ NBR A 10 15 B 11 25

1. Level of service for minor approach
2. Level of service for major-street left-turn movement

3. HCM methodology does not provide lane group or overall LOS, delay, and queue lengths for major

street through movements or nght turns at unsignalized mtersections.
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