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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 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?

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

• Planned Residential Rezoning: why?
• Density = affordable units
• Lot sizes
• flexible housing types and percentages
• Cost-efficient infrastructure: 

• Which are most necessary without sacrificing 
safety or function

• Variances, changes in the standard 
• Allows a forum for community 

partnership: Stormwater, affordable 
housing.

Town GIS



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:

• Voluntary VWN tie-in Neighbor 
meeting:  October 16

• Town Neighborhood meeting: Dec 
7th



Concept Plan
• 176 owner 

occupied 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
• Professionally HOA 

managed
• 35% open space



Market Rate

• 42 units



Market Rate

• 2623 sq 
ft



Market Rate

• 2772 sq 
ft



Market Rate

• 2751 
sq ft



Mixed-income 
housing

• 134 lots



Mixed-
income 
housing
• 1080 sq ft



Mixed-income 
housing

• 1080 sq ft



Mixed 
income 
housing

• 1334 
sq ft



Mixed income 
housing

• 1334 
sq ft



Mixed income 
housing
• 1334 sq 

ft





Street Rendering: 
Mixed income housing



Street Rendering



Transportation 
Circulation



Typical Sections



Transportation 
Circulation

• Traffic Study Recommendations
• Right turn lane into development
• Glade/Old Glade existing left turn 

delays exacerbated
• Mimimal impacts to existing 

intersections



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



Stormwater 
Management 

• Dry Water Quantity 
Ponds: 3

• Water Quality Area: 
Wet Pond

• Redrawn Creek 
Valley Overlay:

• 100-year 
floodplain 

• Wetlands
• 50’ within 

creek
• Slopes>25%



Stormwater 
Management 

Regional Benefits: Quantity

• 1-year peak reduction of nearly 60% 
• 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 neighborhood amenity

• 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
• Downstream Capacity 

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

• Solution
• Divert flow 

around Capacity 
section

• Increase pump 
size at Karr 
Heights

• Cost?



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



Sidewalk Variance



Sidewalk Variance



Slope/Landing 
Variance at 
VWS 
intersection

• Sidewalk, 
landing by 
code



Slope/Landing 
Variance at 
VWS 
Connection

• With 
sidewalk 
and landing 
variance



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



Driveway 
variance



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





Glade/Old 
Glade
• Issue:  LOS F on 

Northbound 
Left turn

• Traffic Signal 
not warranted

• 3-way stop 
warranted in 
no-build 
condition 
(NOW)



• 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
• $50-60k does not include pedestrian 

crossing problems, lack of landing on 
Glade.

• Eastbound
• Island to separate through lanes and 

place two stop signs and stop bars
• 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.
• Commercial entrance (Vol 

2)
• Kroger loading dock

• $50-60k

OTHER OPTIONS?
• Roundabout?
• Traffic signal cheaper?
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