
The Blacksburg Estates Rezoning initiative 

Overview 
Project Name: Blacksburg Estates Rezoning Project Staff: Armond Bryant 
Owner/s: Frank Bruno and Don Carter 
Owners Address: 2003 North Ocean Blvd suite 1702  
                              Boca Raton FL, 33431 

Applicant: Balzer& Associates 
448 Peppers Ferry  
Christiansburg, VA 24073 

Acreage: 33.5 Existing Conditions: Mobile Home Park 

Tax Parcel Numbers: 196-1-1, 196-1-1A, 196-1-3 
Parcel ID: 014068 
Location: 401 Givens Lane and 301 Givens Lane 

Existing Zoning and By-Right Use: Planned 
Manufactured Homes (PMH). Currently 121 units. 

Proposal: Rezone to Planned Residential (PR) Comprehensive Plan Designation: Medium Density 
Residential 

Character of Property: Mobile home park. It has a 
steep slope and aged driveways. The site is located next 
to the Shenandoah trail and a small forest buffer. The 
community areas consist of a leasing office and a 
laundry facility. There is also an empty building. 

Use of Surrounding Properties: 
 North: Single-family detached dwellings 
 East: Single-family detached dwellings 
 South: Townhomes, Single-family detached dwellings 
 West: Vacant, Single-family detached dwellings 

Factors Favorable: 
 1. Higher and better use for land 
 2. Meets legal requirements for rezoning 
 3. No cost to tax payer 
 4. Consistent with neighboring uses 

Factors Unfavorable: 
 1. Eliminates city’s last PMH, which narrows the 
diversity of uses.  
 2. Rezoning doesn’t necessarily fulfill all of the goals 
of the comprehensive plan as proposed. (see comp plan 
section 
 3. Receiving negative feedback at community meeting 

RECCOMENDATION:  
The proposed development meets all of the zoning requirements and is consistent with the comp 
plan. Staff recommends that the city approve rezoning the site with the following conditions. That 
they connect the multi-used trail to the Shenandoah trail and fix the storm water drainage issue.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Specifics of the Proposal 

 The owners wish to turn the mobile home park into 59 single family detached homes and 
171 attached townhomes. The project will take place over five phases. The residents of the 
mobile home park whose land is not being developed will be allowed to stay. For the first phase 
the owner is going to move 43 manufactured homes to the other side of the park. Twenty-eight 
existing units would be moved and 29 new units would be provided for a total of 47 homes. The 
owner has proffered to pay the cost of this move, provided that the rezoning is approved by 
February 28, 2014. After that, there are no plans to assist the current residents. 

 The mobile home park may close regardless of the outcome of the rezoning decision. The 
running of the park is at the owner’s discretion. At the neighborhood meeting, the applicant 
provided the mobile home residents with the required letter that states they have 180 days to 
depart the premises. It is noted that, if displaced, some residents of the mobile home park might 
have difficulty finding a new location due to the age and candor of the mobile home trailers 

Planning and Zoning History: 

The property is zoned for Planned Manufactured Homes. It is the town’s last Planned 
Manufactured Homes use site. The park master plan shows a maximum capacity of 207 lots. 
However, there are approximately 131 lots occupied by mobile homes. The Virginia Department 
of Transportation (VDOT) purchased 3.4 acres to accommodate storm water as part of the 
project to enhance Givens Lane/Progress Street.  

Conformity with the Comprehensive Plan 

The comprehensive plan currently designates the site as medium density residential. The 
following two tables highlight the goals and aims of the comprehensive plan as compared to the 
proposed development. The first table shows the features of the plan that conform to the 
comprehensive plan. The second table shows the features the wording of the comprehensive plan 
and how the proposed rezoning development does not necessarily conform to the plan.  

 

 

 

 

 

 

 



Conforms to Plan 
Community Character CCP6, CCP13, CCP14, CCP16, CCP 17, CCP18, CCP19: The 
proposed development preserves the community character. There will be trails, playgrounds and 
a community center with a pool to serve the neighborhood. Givens lane is being improved to 
have two access points for ingress and egress. There will be a sidewalk, with trees and a bus 
stop. The 20% open space reservation, cutoff light features, and underground utilities make a 
minimal environmental impact.  
Land Use LU6, LU7, LU19, LU20: The proposed development is similar to the surrounding 
neighborhoods in use and style. The current surrounding land uses are zoned for planned 
residential and low density residential. There are houses and townhomes. The environmental 
factors such as water, noise and light pollution and deforestation will be protected as well as can 
be by the new development. The local community’s input will be heard at the community 
meeting in December.  
Jobs and Housing J&H48, J&H51: The diverse types of housing can accommodate the diverse 
and changing population. The townhomes and homes will be available for 1st time home buyers, 
low income families, renters and young professionals.  
Environment EN14: The proposed development will not affect the greenway.  
Parks and Recreation PR3: The sidewalks, bus stops, and trails are easily accessible. 
 
Transportation T7, T8, T10, T11, T12, T27, T40, T43: The proposed development will have 
bike rakes, sidewalks, and two bus stops that can increase transportation and recreation. The trail 
and accompanying transportation infrastructure will be ADA compliant. The crosswalks and 
signage will be strategically placed to minimize conflict and assist with way finding. The 
development is consistent with traditional grid pattern and the roads are constructed to 
accommodate cars, buses, pedestrians and bikes.  
 

Doesn’t Conform to Plan  
Community Character CCP1: Well-designed pedestrian and bicycle friendly routes and 
facilities are essential to the Town’s identity as a walkable and bikeable community. Pedestrian 
circulation systems are required to be constructed in all new developments. Connections to the 
existing Paths to the Future routes should be made where possible through new development or 
Town programs. Only one of the two trails actually is scheduled to connect. It is 
recommended that they connect the multi-use trail in order to fulfill this principle. 
 
CCP2: Lifestyle conflicts are inherent in a college town, where neighborhoods may have a mix 
of students and non-students. Students moving into established neighborhoods may have 
different expectations than neighbors with regard to noise, upkeep, parking, and occupancy. 
Property management, education and code enforcement can mitigate some of these conflicts. 
This is an important issue for residents. They don’t address how they plan to accommodate 
both students and non-students.  
 
CCP14: Transit connections and bus stop facilities are important components to support transit 
as a viable transportation option in Town. These elements should be part of the design of new 
developments and be coordinated with Blacksburg Transit regarding service availability. No bus 
service is available.  



 
CCP 16: Responsible site design and development practices will minimize environmental 
impacts within the Town. Any residential, commercial, industrial, or agricultural development or 
redevelopment should meet and exceed federal, state, or local regulations to minimize impacts of 
soil erosion, storm water run-off, and non-point source pollution. There is a current issue with 
the storm water runoff that should be resolved 
 
Land Use LU18: Protect the integrity and quality of forested areas as buffers, wildlife habitats, 
and pollutant removal systems. Ensure the retention of existing high quality trees and woodlands 
and the planting of new trees during land development. The project will most likely remove the 
trees inside the parcel but will preserve those outside the boundary. Rezoning will protect 
the trees around the development but not the many older trees that are there. 
Jobs and Housing J&H49:  Continue to provide affordable workforce housing in Blacksburg in 
accordance with the adopted Consolidated Plan. The current mobile home park provides the 
most affordable housing but the new development could potentially provide less affordable 
of housing.  
 
J&H.52: As the active adult, retiree, and senior citizen population increases, promote varying 
types of housing needed. For example, provide smaller homes that retirees can downsize to such 
as townhomes or condos, as well as retirement communities and nursing home facilities. The 
proposed townhomes can satisfy the above principle just as well as the current 
development does now. Rezoning does not necessarily achieve this goal as well as the 
current development.  
Environment EN 9: Ensure public access to area natural resources, open space, waterways, and 
views. Encourage the provision of greenway linkages from the central greenway along Toms 
Creek to the rest of the basin and to other areas of Town as properties are developed. There is a 
trail that goes through the property but fails to connect to the Shenandoah bike trail. This 
does not conform to the plan and is encouraged to be addressed.  
Parks and Recreation: Nothing to note 
Transportation T1: Implement the paths to the future Map to create a cost-efficient 
infrastructure of multi-purpose trails that connects to residential areas, parks, schools, businesses, 
and other community amenities.  
There is going to be a multi-use trail but it does not connect to anything. In order to fulfill 
the goal it needs to connect to a park, school, business or even another trail.   
T.28: During the development review process, ensure that transit service and access to/from the 
transit stop and the development are provided. There is no bus route currently serving the 
area.  
 
T.39: Avoid the creation of new cul-de-sacs in developments unless no other vehicular 
connections can be established. There will be cul-de-sacs which conflicts with the principle 
 
 

 

 



STAFF COMMENT 
The following table shows the proposed developments conformance to the municipal ordinances. 
The plans show that the uses are permitted and are of appropriate size and character. The open 
space district size and lot sizes all comply with the ordinance. As proposed the rezoning of the 
land will comply with laws of the land.  
                                     Ordinance                                                                                 Conforms 
                                                                                                                                       Yes or No 
Sec. 3111 The following are permitted in planned residential districts: home 
occupation, multi-family, life care facility, single-family dwelling attached and 
detached, townhouse, two-family dwelling 

Yes 

Sec.3113.Minimum District Size is ½ acre of continuous land Yes 

Minimum Open Space ratio is 20% of the total district area Yes 

If phases are proposed for planned residential development, the percentage of 
required open space included in each phase shall meet or exceed the percentage 
of dwelling units included in each phase. 

Yes 

When 20% of open space is required is required , a compact area of at least five 
thousand square feet shall be provided for active or passive recreational 
activities 

Yes 

When a site is part of a public master plan adopted by town council, the required 
open space percentage may include off-site open space and parcels under 
separate ownership, provided that all the parcels are being developed under the 
common master plan.  

Yes 

Minimum Lot Size for a residence is five thousand sq. ft.  Yes 

The maximum area for commercial and/or office uses is ten percent of the gross 
area of the planned residential district. Commercial and office uses shall be 
expressly designed for the service and convenience of the PR district. 
Commercial and office uses shall be designed and located to protect the 
character of the district and surrounding residential district. Construction of 
commercial and office uses shall not begin until twenty-five percent of the 
residential units or two hundred fifty dwelling units, whichever is less, of the 
total PR district have been completed 

Yes 

 
Impacts on Public Infrastructure 
There will be a minimal impact on public infrastructure. The proposed development will place 
all utilities underground. Givens Lane will be adequate to serve the increased traffic. It is 
unlikely that there will be a bus route for the proposed development making the bus shelters 
unnecessary. The staff recommends a statement from Blacksburg transit on the feasibility of 
altering the bus routes to accommodate the two new bus shelters. The storm water part of the 
plan was not approved as of the time of this staff report and needs to be resolved before 
approval. There is a concern that the ponds are not adequate to handle all of the runoff after a 
storm. Additionally, the developer needs to consider taking out the southernmost part of the 
townhomes due to its probability of flooding.  



Summary:  

Staff has identified the following factors favorable to this application: 
1. The proposed development would be create higher tax revenue for the city and thus 

would be considered a higher use of the land. It would also be aesthetically more pleasing to the 
neighborhood.  

2. The new proposed development meets all of the zoning requirements should the 
rezoning amendment pass. It also meets the VDOT transportation requirements  

3. The developer has agreed to pay for all of the improvements and necessary utility 
enhancements to provide for the new development. This means that the area will be improved at 
no additional expense to the city.  

4. The nearby uses also consist of single family houses and townhomes. The rezoning 
would blend in well with the rest of the neighborhood.  

 

Staff has identified the following factors unfavorable to this application: 
1. Rezoning would eliminate the last Planned Manufactured Homes use in the city. This 

would narrow the diversity of uses until a new site for PMH can be found. It is well noted 
that PMH serves some of Blacksburg’s lowest income residents. Narrowing our uses 
could have a negative impact on their ability to live in the city.  

2. Rezoning does not necessarily fulfill all of the goals of the comprehensive plan as 
proposed. The trails lack of connection to the rest of the community, lack of proper storm 
water drainage and chopping down of old trees are concerns goal wise. Furthermore, the 
current zoning more accurately serves a diversity of residential uses such as senior and 
low income housing.  

3. The first community meeting showed (As documented in the meeting notes) that there 
was significant residence to the idea of moving the current residents out of their homes.  


