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I • IN!ROOUCTI ON 

This project was undertaken for the following reasons: 

- desire to learn more about the development process 

- study the appraisal process of land valuation 

produce a product utilizing skills studied in 

graduate course work 

- engage in a project involving several methods of 

research 

- learn more about local government interaction 

with the private development process 

- research a project that is realistic and 

practical in its applicability 

- produce a product which would be helpful in 

displaying skills to a possible future employer. 

My objectives for doing the project were to: 1) produce a 

comprehensive site analysis and data packet, 2) test a development 

strategy based on market demand, 3) provide a learning exercise for 

students and 4) value the subject property and its feasibility for 

development. 

The subject site is a 15-1/2 acre tract of land bounded by: north 

Main Street to the northeast, Price's Fork Road to the northwest, and 
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Turner Street to the south, in Blacksburg, Virginia. This land is 

currently occupied by a mix of light commercial structures and older 

residential buildings. The commercial properties are situated as a 

strip layout along north Main Street and along the eastern end of 

Turner Street. The majority of the commercial properties are recently 

constructed fast food restaurants. The residential buildings are of 

general low quality with the average age being thirty-five years and 

with no consistent character in architectural style. The majority of 

residential properties have been owned for a long period of time by 

the land owners. (Refer to Exhibits 1 and 2). 

Reasons for my choosing this site for study are: 1) its proximity 

to Virginia Tech, indicating prime potential for development, 2) an 

existing mix use of residential and commercial properties, 3) a high 

number of properties with older, poor quality structures present, 

suggesting the potential for a new, better use of land, 4) already 

existing public infrastructure (utilities, town services) and 5) the 

site accomodates local governments' desire to support developments 

which are located in "in-fill" areas of the town. 
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II. EVOLUTION OF PROCESS 

As stated previously, the original goal of this study was to 

perform a land feasibility analysis using several development scenarios 

based upon relevant site, town, market, and valuation data. To generate 

several development proposals I assumed a land developer role and 

students from residential and commercial development classes in the 

School of Architecture assumed a site developers role with individual 

project proposals and investor requirements. This game playing with 

the students provided checks and balances to my analysis study. To 

encourage this land developer posture, I provided the students with a 

data packet containing all relevant site, town, and market data upon 

which specific feasibility studies would be performed (Refer to 

Appendix A, B, C, D and E). Additionally, I drew up business objectives 

for my role and architectural standards and covenants for development 

to the site (Exhibits F.l, F.2, F.3). To add another realistic 

dimension in this process and to simulate market competition, I would 

sign a contract, as developed by each student team, with the proposal 

which most closely met my objectives and valuation for the subject 

site. 

It was originally assumed that the student teams could provide 

design proposals which I could incorporate in a land feasibility 

analysis. But as the interaction with student proposals proceeded, I 

realized that I would also have to perform a development proposal and 

analysis due to the initial low valuation of land cost in preliminary 

development proposals. 
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As the project was completed the following objectives were met: 

1) compilation of site, town, and market data packet, 2) survey and 

definition of target submarkets, 3) tested development strategies 

to meet this submarket demand, 4) provided realistic role playing 

developer posture with student/development teams, 5) performed valuation 

of subject land using several appraisal methods and determined minimum 

land values required from student proposals, 6) evaluated feasibility 

of student proposals and 7) determined conditions required for the 

subject site to be feasible for development and what would most likely 

happen to this site in the future. 
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III. METHODS OF DATA COLLECTION 

The compilation of data spanned approximately five months and 

included all information relative to the subject site, both specific 

and general. 

Property Description (Refer to Appendix A) 

The data collection process began with site specific information 

such as the locational description and present ownership of the 

property on the site. Two primary sources provided this 

information; the Town of Blacksburg Engineering and Public Works 

Department and the Montgomery County Office of Real Estate and Property 

Taxes. From the Town Engineering Department, aerial photographs and 

topographic maps were transferred into a larger scale for a more 

detailed site analysis. This involved a series of photo-plate pictures 

taken of the topographic map until an appropriate enlarged scale was 

achieved. 

From the Montgomery County Real Estate and Tax Office, platt maps 

listing individual platt ownership for the subject site were trans-

ferred to the enlarged base maps. With the individual platt numbers 

assigned to the property, land ownership could be determined. Tax 

roles in the county courthouse listed each property owner alphabetically 

with the corresponding platt number providing the owners present 

address, land and improvement assessments, and the amount of taxes paid 

to the county (Exhibit A.6). 
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The next step in this process was to locate: 1) the date the 

property was purchased, 2) the purchase price paid, 3) the size of the 

lot, and 4) any standing easements. Locating this information proved 

to be the most time consuming in the property description section. 

Ideally, the deed book number recording the date of purchase and the 

parties involved would be listed on the tax role. But this proved to 

be the exception rather than the rule, so a deed search had to be 

performed for the majority of the subject properties. This involved 

checking Grantee and Granter books in the record vault of the court-

house which recorded all sales of property according to name and date. 

Since several of the subject properties have been in original ownership 

since the nineteenth century, this became a very tedious process. 

Occasionally, deed books would list the size of the platt and this 

figure would be checked against the enlarged base maps. Easements 

for some of the properties were listed in deed books and it was not 

uncommon to find covenants which are now unenforceable, such as barring 

the sale or rental of property to particular races. Often times the 

purchase price would not be listed in deed books so this required 

additional research for receipt books recording the transaction. Non-

taxable properties proved to be exceptionally difficult to find relevant 

data, particularly for church properties because the land is very often 

donated by previous landowners. 

A site visitation was conducted to interview each owner or 

tenant on the subject site to determine present occupancy and use for 

the existing structures. These personal interviews had to be carefully 

conducted to acquire the necessary information. The interviews also 
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provided an insight on the character of the present landowner and their 

motivation for purchasing this property. In addition, the interview 

process gave accurate rental rates for tenant occupied properties 

and provided a basis for future valuation analysis. A qualitative 

analysis was also performed at this time to determine age, quality, 

and size of the structures using an appraisal handbook (Exhibit A.8). 

Zoning information was acquired from the Town Planning Department 

and at this time of the research process the development policy of the 

local government was obtained. The town logic for the present zoning 

classification and possible future changes in this zoning were 

questioned. In addition, any new addendums or variances to the zoning 

district were noted (i.e., platt number 125 and 126 on the subject 

site granted new variance for commercial use on the first floor). 

(Refer to Exhibits A.9 thru A.12) 

Physical Resource Analysis (Refer to Appendix B) 

Physical resource information of the site was obtained by site 

visitations and public map review. Often times a town or municipality 

will have performed an environmental analysis of the subject area 

which provides a good source for reviewing any environmentally sensitive 

considerations for the site. For this study an environmental report 

for the Blacksburg area was studied. 1 Important features of the site 

were located and noted such as major tree stands and natural drainage 

patterns from site visitations and map review (Exhibits B.l thru B.6). 
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The existing public infrastructure and municipal services to the 

subject site were recorded. A municipality is typically responsible 

for mechanical lines such as water and sewer with other services 

provided by the utility companies. For this site, water, sanitary 

sewer, and storm sewer locations on the site were provided by maps at 

the Town Engineering Department. The other service line locations 

were found by personal visitations to the respective utility companies. 

By visiting these service providers, questions concerning present 

service capacity and possible future expansion were answered. 

Additionally, the methods of preferred installation were discussed, 

such as the placing of cable T.V. lines on telephone poles at the 

subject site as opposed to underground installation. The gathering 

of physical resource information for the subject site required several 

weeks of work and review but the time expended is highly dependent 

on the utility companies' response and complexity or size of the site. 

(Refer to Exhibits B.7 thru B.13) 

Town and Site Analysis (Refer to Appendix C) 

Town and site analysis data includes a discussion of neighborhood 

identity and the relationship of the neighborhood to supporting 

facilities. To acquire resident attitudes and perceptions of a 

particular neighborhood, a survey of area residents would normally 

be conducted. But due to the inconsistent character of the subject site, 

the limitation of time and manpower to perform an adequate survey, 

and the high ratio of temporary tenants to landowners as residents on 
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the subject site, a survey was not conducted. Therefore other sources 

were researched to locate a study on resident attitudes and perceptions 

including the local government, private market research, and the local 

college. A survey conducted by the College of Business at Virginia 

Tech was found to be the only source providing resident perceptions 

of Blacksburg (Exhibit C.l). 

Linkages are a distance relationship between a specific site and 

its supporting facilities. For the subject site these distances were 

determined by scaling area maps and my actual driving measurement 

(Exhibits C.2 and C.3). To determine if any landmarks or historical 

structures were located on the subject site, the local historical 

commission was contacted. 

Urban Environment Inventory Analysis (Refer to Appendix D) 

General information concerning the town was included in an 

Urban Environment Inventory section. Blacksburg's guidelines for devel-

opment growth and predictions for the next twenty years were obtained 

from the town's comprehensive plan. Population, employment, and 

growth predictions were extracted from a growth management study 

performed by the Division of Environmental and Urban Systems of VPI. 1 

This document proved to be very important due to the comprehensive 

nature of the study and the more accurate growth predictions provided 

as opposed to those forecasted by the town. Growth predictions by 

the town were considered overly optimistic. Demographic information 

was obtained from the 1980 Census. This information was relatively 
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difficult to acquire due to the late release of the past census 

stemming from continuing law suits by large municipalities. Some of 

the census data had to be personally correlated to the Blacksburg 

area because of this late release. 

Past and present mill rates were included to give a profile of 

property taxing policy. Attempts to indicate the town services 

provided for each dollar of property tax revenues proved futile. The 

expenditures in relation to property taxes were not broken down 

individually, therefore a table listing the percentage of property 

taxes to total revenue and the percentage of expenses to total 

expenditures was included (Exhibit D.7). 

Housing and Commercial Market Analysis (Refer to Appendix E) 

Information concerning the existing housing profile in Blacksburg 

was obtained from the latest census and from the building and 

inspection department of the town. Compiling recent market information 

for single-family housing units proved to be a difficult task. At 

the time of this study a local multiple listing service among the 

realtors was not available. Therefore it was difficult to document 

present and past sales prices and the total number of units for each 

housing category. Local realtors could give a "feel" for these values 

and numbers, but hard data was unavailable. The ne.xt best method 

was to perform a "windshield" survey and interview realtors, builders, 

and town officials to determine present and planned construction 

activity. An alternative source was located with recent sale prices 
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for single-family units as researched by a Virginia Tech student. 5 

This source included a number of single-family units sold over the 

past five years as recorded from local realtors' comparable sales 

books and personal interviews with home owners (Exhibits E.2 and E.3). 

Apartment and multifamily market analysis involved contacting major 

complexes in town by phone. Relevant information such as vacancy 

rates, numberandtype of units, rental rates, and amenities provided 

by each complex was acquired. This was a relatively quick and easy 

method to calculate prevailing vacancy rates, existing multifamily 

housing stock, and the average rental rates the market was charging 

(Exhibits E.5, E.6, and E.7). 

Because the subject site includes commercial zoning, a review of 

the commercial market was necessary. Commercial market activity 

information was provided by the town and by interviewing local 

appraisers and realtors. Comparable sales and rental properties were 

listed for C-1 zoning (Exhibit E.10). Attempting to determine 

possible market demand for various commercial uses was extremely 

difficult and time consuming. The only existing market survey of 

commercial/retail trade in the area was a subjective consumer survey 

performed by the College of Business at Virginia Tech (Exhibit E.11). 

Because an objective local retail analysis was not available, 

an attempt to compare Blacksburg with other similar cities was 

performed. Gross retail revenues for various types of businesses were 

compiled from cities which had similar population characteristics as 

Blacksburg (Exhibit E.12). The eventual goal was to compare Blacksburg's 
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retail revenue dollars of various businesses to figures for similar 

cities across the nation. This data would provide a basis for 

determining possible new businesses which might be needed in Blacksburg. 

The Blacksburg information would be based off Virginia sales tax 

figures or town business license figures from state or local sources. 

The Virginia state sales tax source was ineffective because Blacksburg 

is presently under town status and figures were provided for cities 

or entire counties only. For local sources the Chamber of Commerce 

and the town finance department were interviewed. The Blacksburg 

Chamber of Commerce is presently being reorganized and developed so 

this source was also ineffective. The town finance department provided 

the only hope for detailed dollar figures for various business 

categories but this information would not be available until the new 

computer system for the department was properly programmed. Therefore 

the coltunn for Blacksburg had to be left blank until this information 

was made available. 



IV. SUBMARKET DEFINITION 

The primary market for the subject site are the housing needs of 

Virginia Tech University. This was determined because of the close 

proximity of the site to the University and the high percentage of 

University associated residents to the total town population (over 80%). 

The University housing market is comprised of several submarkets 

including: undergraduate students, married and single graduate students, 

University staff, and tenured and untenured faculty. The character-

istics of the site were reviewed to obtain probable target markets: 

- present zoning of R-16 at 25 units per acre 

indicating mid to high density development 

- initial estimate of development costs suggested 

units which must sell in the higher price range 

of the market 

- smaller units due to high density 

- proximity to University and downtown area 

- urban nature of the site 

The potential market for the subject site was detennined to be young, 

untenured faculty such as assistant professors, associate professors, 

and graduate students, married or unmarried. These submarkets have 

housing requirements which are unique from one another. To help 
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identify these individual housing requirements, a telephone survey 

was conducted by students in the development class. Approximately 

seventy-five faculty and graduate students were interviewed. The 

survey was structured to determine preferred housing type, size of the 

unit required, design considerations of the unit, amenities desired, 

and affordability or disposable income applied towards housing costs 

(Exhibit G.l). The survey was limited in complexity and accuracy due 

to the nature of the telephone survey method. The telephone method was 

chosen over mailing and direct personal interviews for reasons of 

speed and cost. The original survey form served as a learning exercise 

for the students and their suggestions for modification of the survey 

to correct its shortcomings were recorded for future use. Character-

istics and preferences were determined as follows: 

Assistant Professors - Younger, untenured faculty without a family 

or having a small family requiring smaller units, average 

disposable income, privacy of ownership, close to 

University, low maintenance housing, prefer single-

family units. 

Associate Professors - Young to mid age untenured faculty with 

smaller families requiring small to mid size units, 

relatively high disposable income, several amenities, 

privacy of ownership, close to University, low 

maintenance, prefer detached single-family units. 
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Graduate Students - Higher disposable income than undergraduate 

students, shared housing units (average two residents 

per unit), close to University, little to no amenities, 

no maintenance, prefer lower cost housing - multifamily. 



V. DEVELOPMENT STRATEGY 

By reviewing the survey results and market analysis data I chose 

the following housing unit types and their respective target market 

for further development study: 

Assistant Professor = Townhouse 

Associate Professor = Detached Single-Family 

Graduate Students = Apartments 

The next step was to detennine likely density levels for each 

type of housing on the subject site. Various site plans were sketched, 

evaluated, and then tested with the Land Use Intensity Ratings for 

Planned Unit Developments as established by the FHA (Exhibit H.l). 

From these initial site plans and design studies the following units 

were examined for development costs: 

- 1200 and 1400 s.f. townhouse at 12 units per acre 

- 1300 and 1500 s.f. detached single-family at 6 units 

per acre utilizing zero lot line development 

- 800 to 900 s.f. 3-story apartments at 25 units 

per acre 

With market information of size, quality, design, and amenities for 

each housing type, calculations of probable construction costs in 

19 
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Blacksburg were performed (Exhibit H.2) yielding the following 

values: 

1200 s. f. townhouse = $36,447 

1400 s. f. townhouse = $40,740 

1300 s. f. detached house = $44,628 

1500 s. f. detached house = $48,831 

900 s.f. apartment = $20,500 

To these hard building costs, project costs had to be applied to 

arrive at a total unit cost before land value. The calculation of 

project costs is a difficult process because these values will vary 

for different developers. The percentages chosen were considered to 

be likely project costs for an average developer. 

Townhouses = 31% 

Detached houses = 33% 

Apartments = 25% 

(Refer to Exhibit H.2 for breakdown of project costs.) 

Applying the project costs to construction costs yielded total 

unit costs for each housing type before land valuation as follows: 

1200 s. f. townhouse = $47,746 

1400 s. f. townhouse = $53,369 

1300 s. f. detached house = $59' 355 

1500 s. f. detached house = $64,945 

900 s.f. apartment = $25,625 
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These total unit costs were used for comparison purposes and in the 

valuation of the subject land process. A developer's profit would 

likely be added to these unit costs to arrive at a total selling 

price. 



VI. VALUATION PROCESS AND SUMMARY 

To begin the valuation process the subject site was divided into 

parcels calculated to be attainable. Properties with existing 

commercial structures were considered inappropriate for purchase due 

to the high acquisition cost. This left approximately 8-1/2 acres of 

individual platts. These were divided into four parcels to be 

individually valued and used in development scenarios for student 

proposals. This division into four parcels was perfonned for several 

reasons: 

- Valuing several parcels vs. one large tract yields 

more accurate estimates. 

- Provide values for development proposals which 

would not require the entire 8-1/2 acres and to 

facilitate development in phases. 

Provide several parcels for use in student 

involvement. 

To determine an optimum number of parcels for sale and the most 

appropriate division of each parcel, a series of maps were weighed 

and scored according to the following criteria (Refer to Exhibit I.l): 

- consistent topography 

- ability to obtain property 

- density potential 

22 
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- integrity of ownership 

- development and design potential 

- cost of land 

- access and visibility 

- difficulty in purchasing 

Existing boundary lines for parcel layout were used as opposed to 

separating individual platts due to the following reasons: 

- large number of platts on the tract 

- information provided was based on whole lot division 

- undesirable to have out-parcels in development scheme 

- owners are likely to require high severence costs if 

individual platts are divided 

The above process yielded the map on page 24, Exhibit 4. 

Traditional Valuation Methods 

Traditional methods of valuation include the following three 

methods: replacement cost approach, income approach and market 

comparable approach. 

The cost approach relies on the principle of substitution. This 

approach states that the worth of a property is roughly equal to: 

1) the cost of reproducing the property minus, 2) a figure that 

approximates the amount of value of the property that has been "used up" 
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. h f . l"f 18 1n t e course o its 1 e. In short, a property is worth its 

reproduction cost minus accrued depreciation. The cost approach is 

most reliable when a property is relatively new and accurate estimates 

of construction costs and depreciation schedules can be made. There-

fore this method was determined to be inappropriate for use in this 

study due to the large number of older structures on the subject 

property. Additionally, the cost approach requires a detailed interior 

survey of each structure which would have been very difficult to obtain 

in this study. 

The second traditional method of valuation, the income approach, 

states that the worth of a property is equal to the present value of 

the anticipated stream of future benefits. 18 This method is based 

on determining the amount, certainty, and the length of time of the 

future flow of income. Then a dollar valuation is placed on the future 

flow of income by applying an appropriate capitalization rate*. This 

method was also determined to be inappropriate for use on the subject 

property for the following reasons: 

- Difficulty in predicting potential rental rates 

for the large number of single-family structures 

on the site. 

- Very arbitrary to adjust each property's potential 

income for location, situs, and land size. 

*value = net operating income capitalization rate 
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Non-consideration of different land sizes for 

properties earning the same rent. 

- Value would be based upon present rental rates 

when the rental market is constantly changing. 

Difficulty in predicting expenses and lossed 

income for each property. 

- Appreciation value of property is not adequately 

considered, only cash flows are valued in this 

method when usually the major reason for investing 

in real estate is for appreciation value. 

- Difficult to produce an adequate capitalization 

rate, inconsistent local market and confidentiality 

of records of individual owners. 

The third traditional appraisal method, the market data approach, 

relies on the principle of substitution. This method states that a 

property is worth approximately the same as another property offering 

similar utility. 18 Of the three methods of appraisal theory, the 

market data approach is most often used and considered most reliable. 

This method was applied in the subject study and was given the 

strongest weight of accuracy because it considers the most recent sales 

in the same type of zoning district as the subject platts. Therefore 

the market data approach is most likely to reflect prices which the 

market must pay. 
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Valuation Methods Utilized 

The first step in using the market data approach was to compile 

a listing of properties that have been sold in the same zoning 

district as the subject site. Sources for this information included 

local appraisers and realtors, the county real estate office, and 

several individual owners of property in the same zoning district. 

The sales search resulted in a compilation of R-16 and C-1 property 

listings (Exhibits I.2 and I.3). As each subject platt was reviewed 

it was compared to the comparable listings to determine the most 

similar comparable properties and adjustments were made for time, 

location, and any existing structures. This resulted in a value per 

square foot for each individual platt (Exhibit I.4). Values using 

market comparables were also determined by using a per unit allowable 

method. This value was based on the maxinrum number of units a property 

could support given R-16 zoning limitations (9,000 s.f. for the first 

unit and 1,440 s.f. for each additional unit to maximum of 25 units 

per acre). Reviewing the comparable sales listing, the average price 

per allowable unit adjusted for time was calculated to be $5,570. This 

number was applied to the maximum number of units allowable for each 

subject platt. A comparison of the square foot values to the per 

unit allowable values reveals the higher premium paid for dealing with 

a large number of individual land owners. The per unit values are 

consistently lower than the square foot values for the parcels because 

the unit method weighs heavily in favor of larger tracts of land 

under one owner. By contrast, the square foot method emphasizes the 
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higher prices paid for smaller lots with numerous owners and for land 

which has existing structures. 

Because two of the three traditional approaches to obtaining 

property value were not appropriate for use in this study, other forms 

of valuation needed to be considered to provide a stronger basis for 

land value conclusions. Since county assessment values were readily 

available for each platt, these numbers were adjusted for time and 

applied to each parcel (Exhibit I.5). Review of previous assessment 

records indicated an average increase of residential property value 

of 25 to 30% between assessment time (3-4 years). The assessment 

approach indicates how assessment valuations are typically below market 

value (Refer to Valuation Summary, page 32, Exhibit 5). Assessments 

do not adequately consider the income value of properties and in a 

neighborhood of older properties assessments are usually considerably 

lower than market value. Additionally, inaccuracies develop when there 

are a number of parcels involved which are non-taxable entities, such 

as town, state, and church owned, which are all represented on the sub-

ject site. 

A third and final valuation method was applied to the subject site 

utilizing the theory of highest and best use approach to land value. 

The essence of this concept is that land is valued on the basis of 

the use which, at the time the appraisal is made, is likely to produce 

the greatest return. This best use or development method was used in 

this study as an attempt to determine land value given a residential 

development built within the parameter of market requirements. As 
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stated previously, a development strategy was constructed which would 

respond to the housing needs for several submarkets comprised of 

Assistant Professors, Associate Professors, and graduate students. 

Likely development costs for each housing type responding to these 

submarkets were calculated from residential building cost indexes. 

Next, land value per unit was calculated as the difference between the 

building cost and a realistic total project cost. By applying the 

proposed number of units to be built per acre for each housing type 

(townhouses = 12/acre, detached houses = 6/acre, apartments = 25/acre) 

to their respective land costs, a total land valuation per acre to 

support the development proposal was determined (Exhibit I.6). These 

values fell far short of the most probable cost of the land as 

determined by market sales of similar properties. 

To test the ability of each market group to purchase the proposed 

lIDits, affordability tables and value graphs were constructed. These 

graphs indicate that interest rates would have to fall to 10% or less 

for the target groups to purchase their respective housing unit at the 

most probable valuation of the subject land (Exhibits I.7 and I.8). 

To test the feasibility of an apartment development on the subject 

site, an internal rate of return was calculated to measure project 

feasibility. The internal rate of return calculations were based on a 

probable net operating income and several different mortgage interest 

rates (Exhibit I.9). To achieve adequate IRR's one of several conditions 

would have to take place: 
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- Capitalization rate would have t~ drop 

unrealistically low to achieve a high resale 

value of property. 

- Unrealistically high net operating figures 

would have to be used. 

- Land value as a percent of project cost would 

have to fall well below probable land values 

for subject site. 

From this development approach, it was concluded that these development 

proposals are not feasible or probable for the subject property. 

It became evident that a development of much higher density would be 

necessary to warrant the high cost ·of the land. 

Valuation Summary 

Reviewing the Valuation Summary Sheet on page 32, Exhibit 5, I 

arrive at the following valuations of the subject property (Refer to 

page , Exhibit 4 for parcel map): 

- Parcel #1 = $310,000 

Parcel #2 = $325,000 

Parcel #3 = $400,000 

Parcel #4 = $520,000 
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The total value of attainable property is approximately $1,550,000. 

Parcel number 4 is especially prohibitive to residential development 

due to its location in C-1 zoning and its value therefore reflects 

this higher use zoning. 
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EXHIBIT 5 

VALUATION SUMMARY 

I. Market Comprable Approach 

A. Square Foot Method 

Parcel# I = $316,703 
Parcel # 2 = $345,678 
Parcel # 3 = $415,421 
Parcel # 4 = $518,034 

B. Unit Method 

Parcel # I = $306,300 
Parcel # 2 = $300,780 
Parcel # 3 = $289,640 
Parcel# 4 =Not Applicable 

I I. Assessment Approach 

A. Square foet Method 

Parcel # I = $185,406 
Parce1 # 2 = $285,855 
Parcel # 3 = $397,595 
Parcel# 4 = $528,114 

I I I. Best Use Approach 

A. Development Method 

A-1. Townhouses at 12 unJts an acre: 

1209 s~F. uoit = $63~660/acre: 
Paree 1 I/: ·t :."' $2.00,529 
Parcel # 2 = $159,786 
Parcel # 3 = $180,794 
Parcel # 4 = $133,049 

1400'. s.~ .. un J t .• ; $71t160/acre 

Parcel# I = $224,154 
Parcel # 2 = $178,612 
Parcel # 3 = $202,094 
Parcel # 4 = $148,724 

A-2. Detached Single-Family at 6 units an acre: 

1300 S.F. unit= $89,040/acre 

Parcel # I = $280,476 
Parcel # 2 = $223,490 
Parcel # 3 = $252,874 
Parcel # 4 = $186,094 

1500 S.F. unit= $97,416 

Parcel # I = $306,860 
Parcel # 2 = $244,5~4 
Parcel # 3 = $276,661 
Parcel # 4 = $203,599 



VII. CONCLUSIONS 

Proposals for single-family development cannot generate the density 

high enough to warrant the high cost of the subject land. More inten-

sive density use would have to be implemented to make development of 

this land feasible. 

Development proposals which are intensive in density, such as 

high rise structures, may achieve the revenue returns necessary to 

support the high cost of the land. However, a high rise proposal is 

likely to meet opposition from town officials or strict setbacks would 

be required which would in turn increase the land necessary for develop-

ment and therefore its cost. Additionally, it is likely that with 

the softening of demand for multifamily units in the near future, the 

market would not be able to absorb the large number of units which a 

project of this scale would produce. 

Evaluating student proposals for development, I found all 

scenarios to be unfeasible except for a development proposal which 

included mid-rise condominium lll'lits for sale. This perhaps would 

achieve the correct combination of density, low building cost per unit, 

and land value per unit to revenues from sales. However, it is 

questionable whether a number of condominium units could be absorbed 

in the Blacksburg market since this form of development would be new 

for the area. 

For this subject property to be feasible, at least one of the 

following conditions would have to take place: 

33 
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1. The use of eminent domain, either by local, state, or federal 

government for public welfare. By acquiring the land for develop-

ment the town could purchase the property at lower interest rates 

than private developers could obtain and the local government 

could therefore produce a development that is most responsive 

to community needs. 

This condition is highly unlikely since the town has never 

undertaken a project similar to this proposal in the past and 

the local government does not have the financial strength to 

purchase a tract of land of this expense. 

State agencies would not become involved in the project since 

it is a project for profit and the present federal housing policy 

is to encourage the private sector to meet housing demand. 

2. A non-profit housing co-op is formed to purchase the property. 

This organization would form in order to accommodate the high 

cost of land by avoiding developers profit and by buying down 

the debt service expenses for prospective home buyers. 

This scenario is also unlikely since it would take many 

years to organize and their desires for development may not 

match what is offered by the subject site. 

3. A large developer comes into the project who can utilize large 

economies of scale with the ability to bring in projects at very 

low building and project costs. 
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This would perhaps be unrealistic because the future market 

demand predictions do not support a proposal that would bring 

in a large developer. 

4. A very favorable mortgage market where interest rates are at 

11-1/2% or below. 

This may not happen for long time because interest rates 

are based on an earning rate for lending institutions plus an 

inflation factor. To realize low interest rates the economy 

will need a long period of stable, low inflation rates. 

Additionally, high recent losses due to past lending practices 

by money institutions will keep rates relatively high until 

these losses are recouped. 

5. A developer who can offer low interest r~tes by buying down the 

mortgage rate so as to offer units at an affordable price. 

This is unlikely since the buying down of interest rates 

would increase the developers costs and adversely affect his 

profit margins. 

From this study and my years of residence in Blacksburg, I have 

come into close contact with the development process in Blacksburg. 

With this knowledge I believe the subject property will most likely be 

developed in a pattern which is characteristic of the rest of the 

town. Small pockets of inconsistent development will take place on 

the site as recently evidenced by the quick market store built on 
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Turner Street at the subject site (Refer to page 37, Exhibit 6). This 

unfortunate forecast is the consequence of both the high cost of the 

land and the inability of the local government to coordinate and 

control planned development in a consistent fashion. 
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Quick Market/Apartment Structure 
on Turner Street 

Exhibit 6 

Photograph of Quick Market 
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EXHIBIT A. I 

PROPERTY DESCRIPTION 

A. Locational Description 

I. Tbe subject site is located in the north-central area of-Alacksburg 
on approximately 15 1/2 acres. The land is bounded by two major arterials 
and a secondary road; see map #6 and aeri a I photo. 

Nertheast ~·North MaiM Street 
Northwest - Price's Fork Road 
South.- Turner Street 

2. Adjacent site uses: The area has developed from a low density, 
single family area to a mix of higher density multifamily and strip 
c omme re i a 1 • 

Northeast - Strip commercial typHfled by fashfood :.-: ... 
restaurants (across from and on the subject site) with 
small single family. 

-·- Norchwest -·Trailer park and multifamily apartment complexes. 
-- Southwest - VPI prop!!rty •· commuter parking tots. 

Southeast - VPI property - power plant and classroom and 
dormitory buildings. 

B. Present Ownership 

The land is divided into 53 seperate platts (refer to map # 1 s 6,7,&8) 
with land owners consisting of the Commonwealth of Virginia, Town of 
Blacksburg, private commercial, and private residential. The unusual 
division of platts along Price's Fork Road, and ownership by the state 
and town of several of these platts, is due to the condemnation of 
properties for the construction of Price's Fork Road extension in 1978. 
Several houses and trailers were removed for this construction (see 
aerial photo - preconstruction). Chart #I lists the owners with correspond-
ing platt # 1 s and includes information on owners address, property 
assessment, date purchased, purchase price, if taxes paid, size, and 
any pertinent easements. ·: 

C. Current Use 

The structures on the site consist mostly of older single family 
structures that are rented out to tenants. There are six c01Tmercial 
buildings and one that is a combination commercial/residential and 
two that are rented by VPI for office space (refer to map# 9). The 
residential structures are in various condition with several having 
been converted from single family houses to individual apartment units 
(refer to chart# 2). Students predominate as tenants in the structures. 
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EXHIBIT Ao2 

AERIAL PHOTO 



LOCATION 
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EXHIBIT A. S 

LAND OWN ERSHIP 

Res 
Com : 
Corn ./Res 



EXHIBIT A.6 
CltART II I 

PIAT O\JNER Is PRESENT ASSESSMENT: DATE PURCHASE TAXES 
II NAM£ AOORESS LANO/BLOG. /TAX~' PURCllASEO PRICE PAIO SIZE EASEMENTS 

91 Town of BI acksburg ,o64 
92 Town of Blacksburg .061 
93 Con•nonwealth of Va. .10 
911 C Dfllll>onwea I th of Va. .30 
95 Mays, Preston 110 G i I be rt St. 6,500/8,500/126.00 lt/1951 $ 2,500 Yes .34 acre see note I 

Blacksburg, Va. 
96 Johnson, Douglas 212 GI lbert St. 6,500/10,500/142.80 9/19116 2,500 Yes .40 

Blacksburg, Va. 
97 11 lacksburg Coowuunl ty 9,000/41,000/NA 12/1956 3,000 NA .674 

Bible Class GI lbert St. 
Blacksburg, Va. 

98 I.Jinn, J Thomas 1132 Turner S l. 5,000/19,500/205.80 2/1974 20,0f)b Yes .36 Sewer line 
Blacksburg, Va. 

99 llolmes, EI la s 610 Kelsey La. 10,000/12,800/191 .52 8/19411 2,200 Yes .49 
Blacksburg, Va. 

100 C oovnonwea I th of Va. .29 
IOI C oovnonwea Ith of Va. 

1016 w. 45thst. 102 Shannon, Arthur 10,000/12,900/192.36 7/194li ),500 Yes .Ito Sewer Line 
Richmond, Va. 

105 Perry, I.Jailer H 209 Harl lngton Ave. 3, 000/NA/25. 20 711979 4,000 Yes .28 +:-Blacksburg, Va. Q\ 

106 Town of Blacksburg .09 
107 Herakovlch, Carl 590 Stonegate 1,730/NA/14.53 3/ 1973 28,o()O Yes see note 2 

Blacksburg, Va. 
108 C onmonwea I th of Va. .03 
125 Noonkester, James 1106 N Main St. 7,000/HA/58.80 7/1977 7,000 Yes .202 

Blacksburg, Va. 
U6 Noonkester, J.imes Previous 4, 000/NA/33. 60 10/1977 20, JOO Yes .086 see note J 
127 Cregger, Ann L ]06 Turner St. 5,000/120/44.69 7/1951 9,000 Yes • 206 12'road,eau 

Blacksburg, Va. 
128 llursc, Homer T 501 Mi lhurst Dr. 7,000/21,000/235.20 11/1977 31,390 Yes .202 

Blacksburg, Va. 
uo C re99er, Ann l Previous 6,000/22,550/239.82 7/1951 Prevl ous Yes . 17 
131 Be 11 , Hunter 211Gilbert St. 370/100/3.95 11/1978 400 Yes .35 

Blacksburg, Va. 
I J2 Ile 11, Rache I Previous 6,000/10,000/134.40 II 

133 Be 11, Hunter Previous 300/NA/2. 52 II 

1311 Be 11, Hunter Previous 6,000/28,)59/288.54 II 

135 A.M. £. Church Gilbert St. 6,000/8,000/NA Nil NA .26 
IJ] Teske Leasing Co. 401 l.Jashlngton St. 

Blacksburg, Va. 
16,000/75,550/759.02 6/1978 8s;ooo Yes .54 Power Line 

1.18 Mays, Kather I ne 6597 Penn Ave. 6,000/NA/S0.40 5/1887 50 Yes .33 
c/o Paullne Shelton Suitland, Md. 

129 lturs t, lfome r T Prev I ous 5,000/21,150/224.70 1111977 26,2}0 Yes .17 .... Montgomery county tax on I y (o) • 81 per $100 assessed value 



PLAT 
II 

I 1'.J 

I liJA 
1411 
11,5 
1116 

O\JtlER 'S 
tlAMf 

I' RESENT 
ADORE SS 

llc111enl, Jun<! P 202 Barger Sr. 
Blacksburg, Va. 

llc•a twr i ghr, f.har les 2DO Country Club 
Blacksburg, Va. 

llodtwright, Charles Previous 
M<:C.lull!y, Mary C 201 Frankl ine 

81.:icksburg, Va. 
lloat1•ri9ht, Char lcs Previous 
Ooalwri9ht, Charles Previous 
llursl, Homer T Prt:vious 
Rus.:, James 0 116 Dorset Ct. 

EXHIBIT A.6 CONT'D 
CllART N I CONT'.~ 

ASSESSMENT: 
LANO/BLDG. /TAX'0' 

10,000/61,950/604.38 

La 60,0ll0/320/506.69 

OATE 
PURCHASED 

8/1976 

11/19/7 

60,000/138,000/1,667.8 11/1977 
10,000/43,550/449.82 6/1951 

211, 180/NA/203. 11 
60,000/115,000/1,4/0.0 
6,000/20,000/225.96 
6,000/}0,}00/304.92 

9/1965 
2/1977 

11/1977 
4/1978 

1117 tlurst,Homerl 
Charlottesville.Va. 

·Previous 8,110/21,750/250.82 
6,000/16,900/192.30 

1/1976 
11/1966 
4/1966 

1119 llurst, Homt:r T 
I SO llurs t, Homer T 
151 Bock, Betty l 

152 
153 

154 
l~S 

llock, Betty L 
f oresman, E 

foresmdn, E 
lie is ke 11 , Lawrence 

Previous 
Previous 

9 Cove Court La. 
A nn.l po I i s , HJ. 

Previous 
318 N. H.:iln St. 
Blacksburg, Va. 

Previous 
216 Price St. 
Blacksburg, Va. 

156 Nu Prime Chapter 6DD Lucas Or. 
Housing Corp. Blacksburg, Va. 

158 Crescwood c/o R. Sloan 

I 5';1 

160 

/-A 
7-C 

Associates 

CrcstwouJ 
Associates 
first Nat'I B.:ink 
uf Christiansburg 
franchise Reality 
Interstate Corp. 

/-ll first N.:it'I Ba11k 
of Christ ianst.ur9 

Roanoke, Va. 
(Burger King) 

Previous 

Christia11:.bur9, 
Virginia 
Box 66207 
AMF O'HARE AIRPORr 
Chicago, IL. 
(Mac Dona Ids) 

Previous 

l-1 lllacksburg 112 Turner SL. 
fnlcrpr izcs Blacksburg, VJ. 

Iii\ Nu! App I icdb le 

6 ,OOO/NA/50.110 
7,500/38,500/386.40 

4, 000/NA/33. 60 
75,000/93.530/1,415.65 

10/1973 

10/1973 
71197'• 

45,00011201384.05· 711974 
63, 750/ I 01. 500/1. 388. 10 711966 

4S,000/33,850/662.J4 

1,5, 000/NA/3 78. 00 

}/1979 

7/1975 

115,0ll0/192, 700/2 ,021.88 7/1975 

72,150/283,500/2,987.46 2/1975 

127,500/16),000/2,608.0 IU/1974 

1]8,000/NA/1,16S.50 '/./1975 

75,000/217,150/2,454.90 l/1980 

.. tlontgomcry county tax only,.:.> ,811 per S 100 assessed va luc 

PURCHASE TAXES 
PRICE PAID 

$ '/.] ,950 

sec not" 11 

see note 11 
8,500 

l3 ,000 
15,000 
26,230 
211,000 

Yes 

Yes 

Yes 
Yes 

Yes 
Y .. s 
Ves 
Yes 

}0,000 Yes 
4,000 Yes 

w/#149 Yes 
NA/Inherit. Yes 

NA/Inherit. 
91,500 

w/#153 
see note 5 

80,000 

9,455 
see note 6 

Yes 
Ves 

Yes 

Yes 

Yes 

w///158 Yes 

65 ,000 Yes 

369, 757 Yes 

100,000 Yes 

't'es 

SIZE 

. }0 acre 

.Iii 

.19 

. 285 

.524 

. 12 

.207 

. 211 

.20 

.16 

. ltS 

.i.o 
I. 17 

w/#153 
.62 

.JO 

.63] 

.27 

.224 

1,00) 

.52 

EASEMENTS 

Sant. Sewer 

Street 
Power Lin" 

Power Line 
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NOTES TO EXHIBIT A.6 

~ Preston Mays deceased in 1978, left house to wife Maggie who recently 
passed away, will stated land to be left for the A,M,E. Church. 

Note Z Mr. Herakovich purchased .44 acre in 1973 for $28,000. In 1977 the 
State Highway Corrmission paid Herakovich $40,000 for 11,821 square 
feet. The remainder is approximately 7,535 square feet or .173 acre. 

Mr, Noonkester recently improved property by removing old single 
family structure and erected a two story building. The upper floor 
consists of two, two bedroom apartments and the lower floor is a 
small quick mart.(Noonkester achieved a special variance in the 
zoning law to allcw corrmercial on the bottom floor of residential. 
unit) 

Note 4 Mr. Boatwright paid $28,000 in 1965 for parcel #141 and 142 for a 
total of .95 acre. A•sb in 1965, Mr. Boatwright paid $23,000 for 
parcel #143~A. 

~ Mr. Heiskel i inherited property in 1966. The original purchase was 
made in 1942 for $4,250. 

Crestwood Associates purchased property from Crestwood Gardens in 1975, 
Crestwood Gardens purchased property from Ida Watson in 1967 for $35,000, 
Crestwood Associates is a partnership consisting of four members. The 
simularity of the names of both companys and the lcw purchase price of 
$9,455 in 1975 indicates similar ownership. 
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EXHIBIT A. 7 

SITE STRUCTURES OCCUPANCY 

SITE STRUCTURES OCCUPANCY 
Unoccupi ed 
Owner occupi~ d 
Renter occupi ed 
C Qmmy r <; i a 1 
V1r91n1a iech rente d off ic e s 
#of seperat e l i vi ng u11 i ts 

,0 . 

IY>oG Map #9 
!'( r: . 

Ss . 



l'LAT H Of 
N STOlll ES 

95 

96 

'l7 

98 

99 

102 

128 

129 

l]O 

132 

135 

137 

137 

139 

1113 

145 

146 

14/ 

151 

15J 

1.5 

2 

1.5 

1.5 

2 

1.5 

2 

1.5 

1.5 

2 

2.5 

APTS 

NO 

NO 

NO 

NO 

NO 

NO 

3 

2 

NO 

NO 

NO 

NO 

2 

4 

3 

11 

2 

NO 

NO 

NO 

UEO-
ROOl1S 

NA 

NA 

NA 

NA 

NA 

2. 

I-EA 

2-EA 

NA 

NA 

NA 

2 

2-EA 

2-EA 

2-EA 

2-EA 

2 & j 

5 

3 

2 

APPROXIMATE 
DATE BUILT 

1930-110 

1940-50 

1956-6() 

1,•10-50 

1935-115 

1940-45 

1955-65 

1955-65 

1950-55 

1925-35 

1940-50 

1,15-25 

1955-65 

1970-75 

1965-75 

1955-65 

1930-•10 

1965-70 

1955-65 

1965-66 

SOROR ITV llOUSE 1920-30 

VIRGINIA TECll 1915-25 
Off ICES 
(W\NAGE11ENT SYSTEMS LABS) 

EXHIBIT A.8 

OWNER NON-
QUAL 1 TY MAINTENANCE OCCUPIED STUDENTS STUDENTS 

AV EMGE UADLY WORN 

LOW BADLY WORN 

AVERAGE AVERAGE 

FAIR BADLY WORN 

FAIR AVERAGE 

AVERAGE AVERAGE 

FAIR AVERAGE 

FAIR AVERAGE 

AVERAGE GOOD 

FAIR AVERAGE 

AVERAGE GOOD 

FAIR BADLY WORN 

FAIR AVERAGE 

FAIR AVERAGE 

AVERAGE GOOD 

FAIR GOOD 

AVERAGE AVERAGE 

AVERAGE GOOD 

AVERAGE GOOD 

BADLY WORN 

GOOD VERY GOOD 

AVERAGE GOOD 

DECEASED 

DECEASED 

YES 

NO 

NO 

NO 

NO 

NO 

YES 

NO 

YES 

NO 

NO 

NO 

YES 

NO 

NO 

NO 

NO 

NO 

tlO 

NO 

NO 

NO 

NO 

YES 

NO 

2 

6 

1, 

NO 

NO 

2 

4 

8 

8 

5 

4 

5 

9 

NA 

NA 

NA 

NA 

NO 

NO 

NO 

NO 

NO 

NO 

2 

NO 

NO 

NO 

4 

NO 

NO 

NO 

NO 

NO 

NO 

NA 

LEASE LEASE 
TERl1 RATE 

NA NA 

NA NA 

NA NA 

I-YEAR 350/t.10 

NA NA 

I-YEAR 225/HO 

6-110NTH NA 

I-YEAR 210/!10 

NA NA 

OPE.N 125/110 

NA NA 

Ol!EN NA 

I-YEAR 195/HO 

I -YEAR 250/!10 

OPEN NA 

I-YEAR 150-t /HO 

I-YEAR 220-t/110 
250-t /!10 

I-YEAR 425-t/HO 

I -YEAR l1J0-1 /l10 

I -YEAR 285/HO 

3-YEAR NA 
(11AY-82) 
5-YEAR NA 

Ul 
0 



PLAT II Of 
II STORIES 

151 

155 1.5 

155 2 

156 1.5 

125 2 

"•QUAL ITV i 

EXHIBIT A.8 CONT'D 

CHART II 2 CONT 1 D 

BED- APPROX I HATE OYNER NON- LEASE LEASE 
APTS. ROOMS DATE BUILT QUALITY"' MAINTENANCE'~"' OCCUPIED STUDENTS STUDENTS TERM RATE 

VIRGINIA TECH 19110-so FAIR GOOD NO NA NA 5-YEAR NA 
OFFICES 
ANTIQUE SHOP 1892 .GOOD VERY GOOD NO NA NA NA 

6 2-EA 1965-75 FAIR GOOD NO 12 NO I-YEAR 225-t/HO 

FRATERNITY HOUSE 1920-30 AVERAGE VERY GOOD YES }-t NO NA NA 

2 2-EA 1981-NEW FAIR VERY GOOD NO 4 NO I-YEAR 280-t/MO 
COMMERCIAL LOWER FLOOR YES 

Basic Descriptions of Different Levels of Construction Quality: I 
Low Quality- Houses in this level are computitive, low cost dwellings. They are 

minimum bui ldlng code requirements, Interior and exterior finishes 
with little attention to detail, Architectural design Is primarily 

speclflcally designed to 
are plain and Inexpensive 
concerned with function, 

Fair Quality-
not appearance, 
Houses are frequently mass produced. Overal I qua I ity of materials and workmanship is below 
average, but these homes are not substandard and wl 11 meet minimum requirements of lending 
institutions, mortage insuring agencies and building codes. Architectural detail is limited 
to low cost aspect. Interior finish is plain with few refinements. The exterior front eleva-
tion may have inexpensive finish materials which add to its appearance. 

Average Quality- Houses are usually mass proJuced and will meet or exceed the minimum construction require-
nients of pertinent agencies and codes. The quality of workmanship and materials are accep-
table, but do not reflect custom craftmanship. Cabinets, Joors, hardware, plumbing and 
heating are usually stock Items. Architectural design will include ample fenestration and 

Good Quality-

Very Good-

some oriiamentat ion. 
Homes of good quality may be custom built for individual owners or mass produced in above 
average residential developments. Good quality standard materials are used throughout. Good 
quality homes exceed minimum building requirements. Architectural design Is attractive with 
attention given to refinements and detai I. Interiors are well finished, usually with good 
quality wallpaper or wood paneling. Exteriors frequently have ornamental materials. 
These homes are generally built in the better residential districts. They are frequently an 
individual designed hooie in the executive bracket. Particular attention is given to interior 
refinements and detail. Exteriors are attractive with good fenestration and custom ornamentation. 

"'"•MAINTENANCE; Descriptions of the General Condition or Frequentcy of Maintenance;.! 
Very Good- All Items well maintained, many having been overhauled and repaired as soon as they showed 

Good-
Average-
Bad ly Worn-

signs of wear. 
No obvious maintenance required but neither is everything new. 
Evidence of deferred maintenance in that sonltl minor rcpal rs and refinishing are needed. 
Much needed repair. Many items need refinishing or overhauling. 

!. As described in Marshal I and Swift's Residential Cost Handbook. 
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EXHIBIT A.9 

(Refer to map no. 10 & table 12) 

I. Zoning for the subject site is currently R-16 and C-1. R-16 is 
the highest use residential zoning comprizing approximately 8 1/2 
acres of the site and C-1 is Central Business District commercial 
zoning with just over 7 acres on the site. R-16 allows a maximum 
density of 25 dwelling units per acre (appendix B). The R-16 zone 
had a recent variance amended to allow commercial establishments 
if they are on the ground floor of a residential building, as 
evidenced by the recently built structure on platt # 125 on the 
subject site. Uses for C-1 are realitively unrestricted (except for 
industrial purposes) and there are no minimum lot sizes required, 
but coverage of the lot must not exceed So>~ (appendix B). 

2. Planned Development Residential (POR) is a zoning district 
recognized by the town planning department which could possibly be 
utilized for the subject site. The POR allows greater flexibility 
and integration of conunercial and residential uses than generally 
-is possible under conventional zoning. The POR could permit a higher 
density level, which is set by the town after analysing each proposal, 
and provide open green space in areas determined to be inappropriate 
for development. To qual.ify for POR, the proposal must be at least 
10 acres in size and ownership must either be by a single owner or 
in a joint ownership with all parties filing. (See appendix Band 
Table for zoning matrix comparing POR with R-16). 

3. The subject site also provides an ideal opportunity to utilize 
cluster development. This variation in zoning allows an adjustment in 
the location and density of development on the site as tong as the total 
number of units does not exceed a set number or density ratio. The 
technique is ideal to use on a site which owing to slope, tree cover, 
or other factors, is difficult to develop, and can thus be left as 
open space. This would allow the preservation of natural drainage 
areas and reduce the problem of site runoff. 

Cluster zoning allows a reduction in lot sizes and a more 
efficient layout, thus reducing development costs such as curb and 
gutter, pavement, etc. These savings can be passed on to the buyer 
as lower priced units. Most localities presently using cluster zoning 
across the country usually assume the same density level as existing 
conventional zoning but density bonuses are common. Cluster development 
tends to be most acceptable in areas already zoned as multifamily 
(such as the subject site). Additionally, many restraints of conventional 
zoning are eliminated, allowing more innovative and creative site design. 
The town of Blacksburg is presently reviewing cluster zoning for possible 
implementation in zoning regulations. Interviews with planning depart-
ment personnel indicate a favorable attitude towards the use of cluster 
development on the subject site if this policy is adopted. 13 



Zoning Mat.rix 

53 

EXHIBIT A.10 

Table 12 
Residential Zoning Matrix 

R - 16 VS. 
I I 

USES: I I 
1. Single Unit Dwellings I X I 
2. Tvo Unit Dwl:!llings I x I 
3. l!ultiple Unit Dwellings f X I 
4. Home Occupations I X I 
5. Public Farks, Playgrounds and I I 

Play fields I X I 
6. Signs (by Art.11,div.10) f X f 
7. Accessory Strucrures Associated I I 

vith Permitted Uses I X I 
B. Office Facilities for I I 

l!anagement I X I 
9. Recreation Facilities for I I 

10. , , . 
12-

15. 
, 6. 
17. 
18. 

Residents I X I 
Churches f As Special Uscz I 
Schools f As Special Usel f 
Commercial an<l Professional f Professional as f 
Use Structuresi I $pecial Use• f 

Child Care, Preschool, 
Nursery 
Fraternity/Sorority 
Sinqle Unit Attached 
Douule Unit Attached 
Pubiic Institutio~ Structures 

f A&endcient For:ningt 
I for Special coci-f 
I ~ercial uses 1 
I I 
I As Special Use 6 I 
I X I 
I I 
I I 
I As Special Use 7 f 

POR 

x 
x 
x 

x 
x 

x 

x 

x 
x 
x 

x 

x 
x 
X7 

------------------------------------' '----------
LAND RESTRICTIONS: 

19. Size (Average) 

20. Ownership 

DEVELOPMENT STANDARDS: 

2 1. Density 

22. Lot SiZP. 

23. Yard Requirements 
Side 

' I I I 
I I 
I !'lone I 10 acre 
I I ::iini11uci 
I ~one I Ye::;~ 

_I '-----! I 
I I 
I I 

25 units/ac=e I Set lJy 
maximum I town 

3500 sq.ft. I after 
::iinimu::i I aniil yzinq 

I 
3C t. totiil 1 :.:sa. :nin. 
15 t. ~ach side I 

m :u.mu:n I 



Side - Sp~cial Uze 

Rear - Major Uuildinqs 
Right-of-way ~P.tbdCk 

24. Lot CovP.raqe 
25. Height Restrictions 
26. Open Space 

Subnotes: 
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EY~IBIT A.10 CONT'D 

)Ott. :r.in1mum I 
E.'ach si<.11:: I 

~Sft. mini~urn I 
35ft. from road I 
ziue Su!t. widc•1 
60!t. from ctr. I 
of read <SO!t. 

35~ of maxi::i um 
35~· 

:lone 

fl one 
30tt. t roa1 
t'D!i bncl ry. 
'J5tt. ! ro:i 
ctr. of 
rt.-of-way 
t:orae 
.3~'\9 

20~ :i.in. 

1 Commercial and Professional are restrict~d to uses. 
ZRestrictions of 1 ere per 100 seats be provided. 
3Restrictions of 5 acre minimu= for school. 
•Professional uses have construction restrictions 
sGround floor commP.rcial usaqe amendmP.nt in legislation. 
~Requirement of 200sq. tt. per child play area. 
?Has to be associated with surroundinu uses. 
•Parcel of land must either bP.: • 

A-in one ownership (written option to buy deemed as 
ovnershipJ 

B-in joint ownership vith all parties tiling 
9 Por every toot above 35°, 1 foot of rear, sid~, and tromt yard 
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EXHIBIT A.12 

AllTICLE XII. CENTllAL BUSINESS DISTltlCT C-1• 

Sec. 12-1. State or intent. 
The central business district forms the comi:.unity's center 

for commercial, financial, professional end cultural activi-
ties. Thia district is provided in recognition of the need to 
promote a convenient and efficient distribution of a broad 
range of retail goods and services to meet consumer 
demands, to 88ti8'y commercial land use space require· 
ments, to achieve a stable and compatible urban land use! 
pattern, and to encourage a visually satisfying urb1m 
environment. The central business district is intended to 

ZONING 16 

encourage the physical concentration of a brood range of 
individual commercial establishments which together may 
constitute on area of general commercial activity. These 
regulations ore intended to protect and improve the central 
business district for performance of its primary functions, 
end to discourage uses not requiring a central location 
which would create friction in the efficient performance of 
primory functions of the central business district. The 
proper development of commercial uses in this district is not 
only right under low, but a responsibility to the entire 
community. 

Sec. 12-2. Permitted usea-Dy right. 

The following uses shall be permitted by right in the C-1 
District: 

(a) Residential uses. 
(bl Administrative, hu•iness, necutive and editoral offi-

ces. 
(cl Professional offices. 

(d) Finonciol offices, including banks and reel estate, 
insur1mce or other general business offices, notwith-
standing drive-in regulations for the central business 
district. 

(e) Medical, dental end clinical offices or lnborotories. 

(f) Undertaking estnblishments nnd funeral homes. 

(g) Public billiard parlors, poolrooms, donce halls or 
similar forms of public amusement. 

(h) Hental establishments (nonindustrial). 

(i) Retoil bu"incsses primarily engaged in selling mer-
chandise and services for personal, household or 
business consumption. 

(j) Entertainment and recreation establishments. 

(k) Lodging, including hotels, motels, rooming, end 
boarding houses. 

(Amend. No. 4, § 2, 2-8·77) 



EXHIBIT A.12 CONT'D 

§ 12.:1 111.ACKSllllllC: COl>I> 

Sec. 12-:1. Snme-Speci11I ui;es. 

The following uses muy he nllowed os specinl uses in the 
central business district suhject to Article 11, Division :J: 

(a) l'Jriv<:-in husinesscs (including clrin,·i11 a11d fast food 
restaurants) prodded: 

(I) 011e or two (2) curh cu ls per strf.'el fronlnge ucr 
devcloprnenl will be 11llowed. The numher of curb 
cuts will be determined by fuctors ~uch 11s the 
condition of the street whi.-h will sen·e the 
eslnhlishmenl, Lhe 11umhcr of existing t:urh culs in 
the aren, potential for increased traffic haznrds 
and congestion, nnd the numhcr of tru\'el lanes of 
the street which will ser\'c the eslnhlishment. 

(:2) The maximum height uf outdoor lighlini: struc-
tures shall he twenty (20) feet in llt'ight. No 
lightint: of any kind should cast a di1·.,ct glare 011 

11djac.,11l land us<'s. 
(:IJ Exterior spenkcrs shall he dcsii:11cd such that 

noise from such speakers cannot he hcanl by 
nearest residential property lo the site. 

(-1) Side 111HI rear yard screen int: no h•ss than four (-1) 
fl•ct in hcit:hl will he required to shil·ld adjaccnl. 
proper! ies from headlights and wind nirried 
de hr is. 

(r1 ) A traffic nnalysis shnll he f>rovided hv the 
developer ns part of the 11pplicatiun for a special 
use permit. Such 11nalysis shall indud ... IH1t nut he 
limited to, the proje<:Led trnllic flows, sii:hl 
•·isibility fm emerging vehicles, nnd otlu·r pul1fi<' 
safety factors us may he required hy tlw town 
c11gineer and the administrnlor. 

(b) Living quarters n>1 en integral part of a busirwss use 
permitted by right. 

(c) Church or other pince of worship. 

(d) Public offices end institutions. 

(e) Lodges end privntc clubs. 

(fl l't 1lic 11Lilitics .1cl11cli11g; poL,;, lines, dist.1h11tion 
lrunsformers, swilr.hi11g fucililies nnd other fncilities 
11ecessory for I.he provision nnd mnintennnce of public 
utilities including wnter nncl sewer facilities. Towers 
or struclures such os micrO\Vll\'<' or high tension 
towers shnll be excluded unless found to be in 
lrnrmony with t.he surro;rnding neighborhood. Parking 
shnll he 1novided for office space or service vehicles in 
uc-conlnnce witl1 Article II, section 2 .. 1:1 nlHI scdion 
2.:ff). 
Sec. 12-4. Development standards. 

In addition to the provisions of Article II of this chapter, 
the following standards for arrangement end development 
of land and huildings are required in the central business 
district: 

(e) Minimum lot requirements: 

(I) No minimum lot size is required; howev~r, lot size 
sholl be adequate to provide f the yard space 
required by this article. 

(2) No minimum lot width is required; however, all 
lots shall abut a public right-of-way and have 
adequate width to provide the yard 11pace required 
by this article. 

(b) Minimum yard requirements: 

(I) A side yard shall be required if such yard abuts a 
resklential zoning district. This required side yard 
shall equal or exceed the aurn of the height and 
depth of the building divided by four (4), but in no 
case shall be less than twenty (20) feet nor more 
than forty-five ( 45) feet. 

(2) A reor yard shall be required if such yord ebuts a 
residential zoning district. This required rear yard 
shall equal or exceed the sum of the height and 
width of the building divided by four (<I), hut in no 
case shall be less than twenty (20) feet nor more 
than forty-five (45) feet. 

(3) All structures shall be located a minimum of 
thirty (:JO) feet from the center line of any street 
right-of-way, except for those buildings not 
presently meeting this requirement. 

(c) Maximum lot coverage by all buildings: 

(1) Only one permitted use or one main structure 
shall be placed on a lot; however, main structures 
may contain more then one permitted m:e. 

(2) Main and accessory structures shall occupy no 
more than eighty (BO) per cent of the totnl lol 
orr.n. 

(/1 
...... , 



EXHIBIT A.12 CONT'D 

(:l) Pnrki11i: '" proviclecf in occordn11ce with section 
2-4:! of ll•is ordinnnce, 11ncl parking nreas nre 
nrrnngecl ·• ns Lo be compntihle with the 
neighhorl1o . .d. Screening will he provided for nil 
pnrkinl' ort·ns. 

(-1) A11y site lii:hti11g shull he s11bd11ecl nnd nppropri-
atecl ton re~idcntinl scttinr,. 

(5) The hours Lhnl the office is open lo the public or 
clients rnny he restricted. 

(6) t·:xisti11i:. rnnllirl! tn,es on the site shall he 
preserved, where fensible. Adequnte lnndscaping 
~hall be provided 011 the site in order that the use 
rnay blend in with the surrounding aren. 

(7) For existing structures, no external changes may 
he mode that are nonresidentinl in character. 
External <:onst.ruction of new slrl)ctures shall be 
compatible with the surroundihg residentinl areo. 

(8) The use is compnlible with the neighborhood. 
lncompntihle uses are those uses which have 
chnrncteristirs such as, but not limited to, noise, 
the creotion of troffic and/or parking problems, 
11nd/or other qunlilies not compatihle to the 
chnroct.er of the neighborhood. 

(h) Private schooln and colleges; provided that a mmr· 
mum lot size is provided nt one acre plus 011c acre per 
thirty-five (35) stude11ts which the facility will serve to 
a mnximum requirement of five (5) acres. Resident 
schools shnll not he permitted. Acrenge per student 
shnll not he prorated. 

(i) More than two (2) roomers in o single dwelling unit. 
(j) Cornmercial uses in the first floor of residential 

slruclures. Such uses sl1111l include retail businesses 
designed to provide personal or household goods end 
services, udrninislrelive offices, end finoncinl offices 
and services. Such uses shall provide: 

(l) Minimize problems such os incrensed litter or 
noise by providinl'! a minimum four-foot high 
screening from ndjncenl property when goods are 
sol1I Lo be carried off-premises. 

Ul 
00 



EXHIBIT A.12 CONT'D 
AHTICLE IX. 111<:11 DENSITY l\lllLTll'LE-llNIT 

1msrnENTIAL IHSTHICT lt-Jll• 

Sec. !1-1. Stulcmcnt of intent. 

The high density multiple-unit residential districl is 
provided in recognition thnt certain lnnd in the town mny he 
uppropriutcly developed as 11re11H of high populotion 
roncenlrntion if developed in nccorduncc with the existing 
ond polentiul development chorncler of the vicinity nrnl if 
11de4uule public services ond fncilities rnn be provided. The 
high density multiple-unit residentinl di"lricl is inlencled lo 
ellow multiple-unit dwellings in association with other 
residentiul development types while m11intni11ing 11 reason· 
nblc popululion dcnsily within the totnl rcsidentiul ntea. To 
this end, the site development und architectural concept of 
the apartment structure together with the provision of 
1ssociotcd focilities shell be an important consideration in 
1chicving an attractive residential environment of sustained 
desirability with nit development in har1n-ony to promote 
stability, order and efficiency of the residential area. 

Sec. 9-2. Permitted uses-By right. 

The following uses shall be permitted by right in the high 
density multiple-unit residentinl district; 

(n) Single-unit dwelling structures. 

(h) 'J'u.'o-unit dwelling structures. 

(c) Multiple-unit dwelling structures. 

(d) Home occupulions, Clnss A and B. 

(e) Porks, plnygrounds nncl plnyfields open lo the public 
without fee. 

(f) Signs. ns permitted by Article II, Division 10. 

Accessory structures end uses in association with 
permitted dwellings as apecified in Article II, Division 
7, including: 
(I) Office focilities for management functions, includ-

ing properly sales, necessary to the development 
end operation of the nree. 

(2) Such other facilities, including recreation, es may 
be provided for the use and the nmenities of the 
occupants of the dwellings. 

(h) Temporory housing unit. 

(i) Family care home. 

(jl Hoomini: hou~e. 

Sec. 9-3. Same-Special uses. 

The following uses may be allowed as special 1wes in the 
high density multiple-unit residential district subject to 
Article II, Division 3: 

(o) l<indergorlens, nurseries or child care es an accessory 
use of o dwelling or es the principal use of the lot; 
provided, it occupies a lot of nol less thnn one acre 
and there shell be en out-of-door ploy oreo of I wo 
hundred (200) square feet or more per child. Such pluy 
area shall be arranged in nccordonce with the 
provisions of this article for accessory uses end shull 
be enclosed with a chain link fence or its equivalent to 
the height of four (4) feet or more. · 

(b) Public schools offering general educational courses 
end having no rooms regularly used for housing or 
sleeping of students; provided, it occupies a lot or not 
less thnn five (5) acres. 

(c) Churches or other pieces of worship, provided there is 
a minimum lot size of two (2) acres. Structures end 
off-street perking facilities shell not exceed a lot 
coverage of sixty (60) per cent of the total lot. 

(d) Public utilities, poles, lines, distribution transformers, 
nnd other facilities necessary for the provision end 
maintenance of public utilities including water and 
sewage facilities. 

(e) Public offices and institutions; provided, that such 
development shall be associated with residentially 
zoned land; end provided further, that buildings or 
groups of buildings be surrounded by londscoped open 
areas. 

(f) Fraternity or sorority housing structures; provided, 
there is one acre or more per twenty (20) beds with a 
minimum of two (2) acres. 

(g) Offices in association with n permitted use or es n 
principal use provided: 

(l) The minimum lot size shnll be nine thousnnd 
(9,000) square feet. 

(2) Screening is provided between such use nnd ony 
adjacent residential use. Such screening shell be 
maintained in good condition. 



EXHIBIT A.12 CONT'D 

§ 9 l 111.AC:l\SlllJHG COIJE 

(:!) Provision m11sl be made for sepnrale nccess lo the 
h11ilding end J>rivncy of the residents of the 
building where first noor commercinl (use! is 
propo~ed. 

(:l) Si1:ns for commercial uses in this district shall be 
subject lo the s11me provisions as nllowed in the 
C ·I, Central Uusiness District, outlined in section 
2-fl5 of this chapter, with the exception thnl no 
freestanding signs shell be permitted for com~-er
cial uses in this district. 

( k I I lome occupntions, Class C. 

(I) Municipal offices end institutions; provided that such 
development is compatible with the surrounding 
residential area and is designated lo minimize impacts 
on the surro•~nding area by such methods as 
screening, restricted access points and the like; and 
provided that buildings or groups of buildings be 
surrounded by landscaped open areas. 

(Amend. No. II, 5-10-77; Amend. No. 20, 12-13-77; Amend. 
No. 36, 5-9-78; Amend. No. 36, 5-9-78; Amend. No. 69, 
8-14-7!J; Amend. No. 73, 7-10-79; Amend. No. 76, 9-11-79; 
Amend. No. 81, 4-8-80) 

Sec. 9-4. Development slundards. 

In add it ion lo the provisions of Article II of this chapter, 
the following stnndards for arrangement and development 
of land and buildings shall he followt>d in the high density 
multiple-unit residential district: 

(n) hfi11im11m lot requirements: 

(I) For residential trncs perm ii 1.,d in this dist ricl, the 
m11xi111um cll'nsily shnll lie twcnly-fi,·e (251 
dwdling units per acre; however, lht• 111ini11111111 lot 
sizr for any residential ust• shull he seven 
thousand (7 ,000) square feel. 

('.!I l!cscrved. 
131 The minimum lot eren shbll be nine thousand 

(9,000) square feet or more for the first dwelling 

§ 9.4 

unit plus one thousand four hundred nnd forty 
(I ,440) square feet or more for en ch additional 
dwelling unit. 

(4) For a single-unit or two-unit dwelling, there shall 
be a lot width of seventy (70) feel or more at the 
front line or the dwelling; nnd for each dwelling 
unit more than two (2), there shell be required nn 
additional ten (10) feel of lot width. However, a lot 
width al the front line of the dwelling shall not he 
required to exceed one hundred and fifty ( 150) 
feel. Such lot shell have access lo and nl.111l on a 
public right-of-way for a distance to two-thirds of 
the required lot width, but such distance shall not 
be required lo exceed one hundred (100) feel. Lots 
or land without nccess to or abutting on a public 
right-of-way may be developed only in accordance 
with section 2-26.1. 

(5) l~or each use permitted by right and speciol use, 
the lot width shall be adequate lo meet the 
requirements of this article. 

(b) Minimum yard requirements: 

(I) For dwellings or ossocioted accessory structures, 
there shall be a total of side yards of twenty (20) 
feet or more with a minimum of ten (10) feet on 
any one side, except corner lots. On corner lots, a 
minimum of a twenty-foot side yard shell be 
provided on the side facing the street. 

(2) For other uses permitted by right or special uses, 
including fraternity or sorority houses, there shall 
be a side yard on each aide of a structure of thirty 
(30) fer.l or more. 

(3) For main buildings there shall he a rear yard of 
twenty-five (25) feel or more. 

(4) All structures shall he located thirty-five (35) feet 
or more from any street right-of-woy which is 
fifty (50) feet or more in width, or sixty (60) feel or 
more from the center line of any street right-of· 
way less than fifty (50) feel in width. The line 
formed shall be known as the "setback line." 

Q\ 
0 



EXHIBIT A.12 CONT'D 

Bl.ACKSllUllG CODE 

(5) Additionol side and rear yard space shall be 
required if dc\'clopmenl occurs adjacent to a 
residential zoninl'! di~trict other than multiple 
unil. These required yards shall equal or exceed 
the sum of the height ond depth or the building 
divided by four (41 hut in no cose ahall be less 
thnn thirty-five (:J5) feet from the property line 
ond no yard grcnter than sixty (60) feel sholl he 
required. Screening shell be provided i- the 
rt'flllired ynrd space. 

(c) Maximum lot cot•erage by all buildings: A lot shell 
not In! covered rnore tlurn thirty-five (35) per cent by 
permiUed structures. 

!d) Mciximum height of structures: Buildings may be 
erected up to sevenlr (70) feel in height, provided: 
(I) An additional r1;ar and side yard of one-half foot 

8hall be required for each foot in height over 
thirty-five (35) feel. 

(2) Church spire8, belfries, cupoloa, monuments, 
Willer towers, chimneys, Oues, flagpoles, television 
antennae and rodio oerials ore exempt. 

(3) No accessory building shall be greoter in height 
than thirty-five (35) feet or the principal building, 
whichever is less. 

(Amend. No. I, 2-8-77; Amend. No. BG, 7-12-77; Amend. 
No. BK, 7-12-77; Amend. No. 34, 2-28-78; Amend. No. 116, 
6-23-81) 

AllTICLE X. PLANNED DEVELOPMENT 
RESIDENTIAL DISTIUCT PDR• 

Sec. 10-1. Statement of intent. 

The intent of the PDH district is to allow greater Oexibility 
and, conse<1uently, more creative design for the development 

•Editor'• note-Amend. No. 64, enacl•d Feb. 26. 1960. del•l•d form•r 
Ari. X in ito entir<ly. Art. X h•d conoioted of II 10·1-10-19. and had 
dorived from Am•nd. No. 811. adopted .luly 12, 1977, and Amend. No. BK, 
•dopted that umo date; Amend. No. 19, ado11ted Dec. 13, 1977; Amend. No. 
S3. adopted Jan. 9, 1979; and Am•nd. No. 55, adopted Feb. 13. 1979. Former 
Art. X peruined to the l'OR dialricl. Amend. No. S. enacted new Art. X. SI 
10-1-10-8 ....... perlaininc lo the roll di•tricl. 
SupJ'. No 3 
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of residential areas than generuliy is possible under 
conventional zoning district regulotions. It is further 
inteniled to promote a mixture of lend uses designed lo 
provide a variety of community needs end services while 
allowing a harmonious variety or housing choices, a higher 
level or attractiveness and value, the preservation or natural 
scenic open spaces, nnd the protection of existing end future 
development while achieving the goals of the comprehensive 
plan. (Amend. No. 64, 2-26-80) 

Sec. 10-2. Procedure generally. 

(a) Eligibility. Planned developments shell include al 
leost ten {10) acres of contiguous lend. 

(b) Permitted uses. Permitted uses in the PDR district 
shell include a variety of lend uses. The basic design or a 
PDR district shell be for residential purposes, with all other 
uses designed to supplement the residential character or the 
district. Such diverse uRes os parks, churches, appropriate 
commercial uses and others moy be integrated within the 
district to primarily serve the residents of the PDR district. 
The specific land uses to be permitted will be determined by 
planning commission and town council through the 
approval of the preliminary development plan as outlined in 
section 10·3(b). Commercial service and office uses shell be 
permitted with the approval or the planning commission 
and the town council provided that: 

{l) Commercial facilities are primarily designed to serve 
the needs of residents in the PDR district; 

(2) That such facilities are designed and located to 
protect the character of the district and surrounding 
residential districts. Such facilities shall be land-
scoped in such a manner a11 to minimize adverse 
impacts on residential areas within the PDR district. 
Landscaping and/or screening may be required by the 
planning commission and the town council for the 
protection of residential areas within and without the 
PDR district in accordance with screening standards 
in section 2-35; 
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(;I) All suhscquenl chnnges in use eholl he npproved by 
lhe Lown council or ils ogenl; 

( 4) Cons I ruction of commercial foci lilies shall nol begin 
unlil lwenly-five (25) per cent of the residential unils 
or two hundred and fifty (250) dwelling units, 
whichever is less, of the total planned development 
have been completed. (Amend. No. 64, 2-26-80) 

Sec. 10-3. Application. 

(a) Pre-application conference. To obtain information, 
each applicant shall confer with the staff of the planning 
department, town engineer, and other affected town staff to 
provide for a mutual understanding of the PDR regulations. 
The general outline of the proposal, evidenced schematically 
by sketch plans, may be reviewed at this time before 
submission of the PDR application. 

(b) PDR constitutes conditional zoning. The proposals in 
the preliminary development plan shall constitute proffers 
as outlined in sections 1-10.l through 1-10.6 of this chapter 
and, once approved by town council, the features in the 
preliminary development plan shall constitute conditions as 

. outlined under those same sections. 

(c) Preliminary development plan. The materials below 
form the basis of information upon which a zoning change 
will be reviewed. An application shall include the following 
items: 

Written documents: 
(l) A legal description of the total site proposed for 

development, including location, size and shape of the 
subject property; 

(2) A etalcment of planning objectives to be achieved by 
the J>DR through the approach proposed by the 
applicant, including a description of the character and 
rationale behind the proposed development; 

(3) An approximate development schedule, indicating 
various stages of development within the district; 
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(4) Engineering feaeibilily studies for storm water and 
sanitary sewer services; 

(5) Data for the following: Total number and type of 
dwelling units; average and minimum single-family 
parcel size; maximum gross and net residential 
densities; total amount of open space that meets the 
eligibility requirements in section 10-7(d)(2); and the 
total acreage of nonresidential construction; 

(6) Evidence that the applicant has sufficient control over 
the land to effectuate the development; names, 
addresses, and evidence of agreement of all property 
owners. (The applicant must evidence legal title or the 
execution of a binding sales agreement before final 
approval of a plan ); 

(7) A generalized statement of the methods and agree-
ments necessary to govern the maintenance of 
common open space. 

Schematic site plan and supporting maps: 

(8) A land use plan of the proposed development and a 
&urveyed boundary map; 

(9) The existing site conditions including approximate 
contours, watercourses, Ooodplains, unique natural 
features, and tree cover; 

(10) The. location and size of all areas to be conveyed, 
dedicated or reserved as common open spaces, public 
parks, recreational areae, school sites and similar 
public and semi-public uses; '· 

(11) The existing and proposed circulation system of 
arterial and collector streets. The approximate location 
of any proposed points of access to existing public 
rights-of-way; 

(12) The existing and proposed pedestrian and. bicycle 
circulation system as it relates to the cir~ulation 
system described in No. 11 above; 

°' N 
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(13) The existing major sanitary sewers, storm sewers, and 
WRler lines expected lo serve the development; 

(I 4) A generalized landscape plan indicating the treatment 
of open spaces, and especially the perimeter buffer of 
the POil; 

(15) Information on land areas adjacent to the proposed 
PDH to indicate the relationships between the 
proposed development and existing adjacent area:<. 
including land uses, zoning classifications, circulation 
systems, public facilities, and unique natural features. 

(d) Approval of the preliminary plan. Approval of the 
preliminary plan shall be granted in the same manner as 
outlined in sections l-10 through l-15 of this ordinance, 
with the following lime limit in effect from receipt to action: 

(l) Withi'n ninety (90) days or less after receipt of the 
rezoning request and the preliminary development 
pion, the planning commission shall forward the plan 
to the town council with a written report recommend-
ing that the plan be disapproved, approved, or 
approved with modification, and giving the reasons 
for these recommendations. Failure of the planning 
commission to report ninety (90) days after the 
proposed amendment has been submitted for rezoning 
to the commission shall be deemed approval. 

(2) The developer or his agent shall have sixty (60) days 
after the planning commission receives the rezoning 
request and preliminary plan to initiate any modifica-
tions or suggested changes to the preliminary plan. 

(3) The town council shall have sixty (60) days or less to 
review the planning commiHion report and schedule a 
public hearing under 1ection 15.1-431 of the Code of 
Virginia. The report shall be made publicly available 
at least fifteen (15) days before the public hearing. 
After the public hearing, the town council shall 
disapprove or approve the preliminary development 
plan. If modifications are desired by the town council, 
the plan shall be referred back to the planning 
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commission for thirty (30) days. The public hearing by 
the town council described above will be rescheduled 
upon receipt of the planning commission report. 
Failure of the town council to take action on the 
planning commission's recommendation within sixty 
(60) days of receipt shall be considered a denial of a 
request, unless the request is referred back to the 
planning commission. 

(4) If the preliminary development plan is approved by 
the town council, approval shall be for a period of 
twelve (12) months during which time a final site 
development plan shall be filed. The zoning map shall 
be amended to show the planned development but no 
building permits may be issued on land within the 
planned development until final plans for the 
development have been approved by the administrator 
under the procedures provided in subsectfon (e) below. 

(e) Approual of final plans. Upon approval of the 
preliminary plan, the administrator shall be authorized to 
approve or disapprove a final site development plan after a 
period not to exceed ninety (90) days from receipt of such 
plan and provided It is in substantial conformance with the 
approved preliminary plan. Such final 1>lnn may include one 
or more sections or the overall PDR and shall meet all 
applicable federal, state and town regulations (especially 
1ections 2-63 through 2-73); and shall contain specific 
details of information required generally in the preliminary 
plan, including, if applicable, documents of a homeowners' 
association fully Incorporated under laws of the Common· 
wealth or Virginia, declaration of covenants and restric-
tions, and other similar documenta. The applicant must 
evidence legal title or the execution of a binding sales 
agreement, before final approval of a plan. If a final 
development plan is not submitted within the time allotted, 
the applicant is deemed to have applied fqr rezoning to the 
prior classification and public hearings shall be held 
pursuant to the provisions or sections 1-10 through 1·15 of 
this ordinance. A notice of revocation of the final 
development plan shall be filed with the clerk of the circuit 

°' vi 
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court should the finol development pion lapse under the 
provisions of this ordinance. (Amend. No. 64, 2-26-80) 

Sec. 10-·i. Amendments. 

(o) /'reliminary site development plan. Substantial 
chonl?es to the approved preliminary pion must be 
submitted end approved in the some manner as the origir._l 
preliminary plan, through the administrator. 

(b) Final site development plan. Minor chonges in the 
location, siting and height of building and structures or 
decreases in dwelling unit density may be authorized by the 
administrator, if changes in conditions have occurred since 
approval of the final aite development plan. The administra-
tor may not permit changes in the standards required to be 
shown in the preliminary plan or beyond the minimum or 
maximum requirements set forth in this ordinance. Changes 
of the type listed below may be authorized by the planning 
commission if required by a change in conditions not 
foreseen et the time the final plan was approved: 

(1) An increase in the density of dwelling units within the 
PDR which does not increase the overall dwelling unit 
density. 

(2) Any rearrangement of ten (10) or more lots, blocks, or 
building tracts; 

(3) Any changes in provisions for common open apace; 

All other changes in use, or rearrangements of building 
tracts, or 1my changes other than those lieted above, must 
be made by the town council after a report of the planning 
staff and recommendation by the planning commission, 
according to the procedural steps in section 10-3(a), (b) and 
(c). (Amend. No. 64, 2-26-80) 

Sec. 10-5. Fellure to begin development. 

If no construction .has begun or no use established in the 
planned development within one year from the approval of 
the final development plan, such pion shall lapse and he of 
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no further effect. For good cause, the town council may upon 
receipt of written application, extend for on odditionol one 
year the period for the beginning of construction or the 
establishment of a use. If the final development pion lapses 
under the provisions of this eection, the applicant is deemed 
to have applied for rezoning to the prior clossification and 
public hearings shall be held pursuant to the provisions of 
sections 1-10 through 1-15 of this ordinance. A notice of 
revocation of the final development pion sholl he filed with 
the clerk of the circuit court should the final development 
pion lapse under the provisions of this ordinance. (Amend. 
No. 64, 2-26-80) 

Sec. 10-6. Control following approval of final de-
velopment plan. 

The administrator shall periodically inspect the site and 
review oll building permits issued for the development to 
ensure that the development schedule is generally complied 
with. The provision and construction of all of the common 
open space end public and recreational facilities shown on 
the final development plan must proceed at the same rate as 
the construction of dwelling units. If the administrator finds 
that the development schedule has not been followed, no 
permits, except for. the abovementioned facilities, shnll he 
iesued until the developer complies with the development 
schedule, unless the developer has, with approval of the 
planning commission, provided a performance bond or 
similar instrument to guarantee that such common open 
space and/or . public and recreational facilities will be 
provided for at a specified date. (Amend. No. 64, 2-26-80) 

Sec. 10-7. Development atandarda. 

(a) At all edges of the planned development, yards, height 
restrictions, and frontage restrictions shall be required as 
needed for protection of the district and of surrounding area 
and as needed to make appropriate transition from 
adjoining district&. Fences, walls and/or vegetation may be 
required by the planning commiesion and town council es 
part of the preliminary plan approval process. In no cose 



EXHIBIT A.12 CONT'D 

§ w. 7 111.ACKSllUHG CODE 

shall nny yard directly adjacent to the houn<lary of a 
single-family residential district without an intervening 
sl reel or alley have lesser dimensions than the minimum 
required for the adjoining yard in such residential districts, 
unless the yards in the PDR district are adequately screened 
from the adjacent district. 

(b) Screening shnll he provided os follows: 

(I) Around perking areas containing more than five (5) 
spaces where they directly adjoin any residential 
district without an intervening street; 

(2) Service areas for loading, stornge, collection or refuse; 

(3) Commercial developments within the PDR district. 

(c) Streets within a PDR district may be dedicated to 
public use or may be retained under private ownership. 
Public streets shall be constructed according to the 
etandnrds required by and contained within the subdivision 
ordinance (Appendix B of this volume(. Private nondedi-
cated streets may be approved, provided: 

(I) They are not designed as through streets; 

(2) They serve no more than thirty (30) residences with a 
minimum right-of-way of forty (10) feet or serve not 
more than eight (8) residences with a minimum 
right-of-way of twenty-five (25) feet; 

(3) That all deeds stole that when three-fifths or more of 
the property owners on a nondedicoted street declare 
that they will dedicate the necessary right-of-way at 
no cost to the town, and pay full coat to bring the 
streets up to town standards. All property owners 
abutting said street shall shore equitably in all 
common costs involved. 

(d) Common open space. Common open apace and 
common recreational areas shall be specifically included in 
the development schedule and be constructed and fully 
improved by the developer at an equivalent, or greater, rate 
than the construction of residential structures. Common 
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open space shnll be designed and evalunted nccording to the 
following stnndards: 

(I) A minimum of twenty (20) per cent of the totnl gross 
area of the development shall be reserved as common 
or,en Sf)ace and/or recreotionol areas. 

(2) The minimum countable open space shall contain at 
least five thousand (5,000) squnre feet which is 
contiguous and may be for both passive and/or active 
recreational purposes. Passive recreational areas may 
include, but (ore( not limited to, outdoor sitting areas 
picnic areas and paved areas overlooking sceni~ 
viewo. Active recreational areas moy include, hut arc 
not limited to, pedestrian trails, bicycle trails, tennis 
courts, multiuse paved areas, swimming and boating 
areas, playgrounds and playfields and bridle paths. 

(3) Recreational structures designed for indoor recreation 
may comprise a maximum of five (5) per cent of the 
common open space of a particular PDR district. 

(4) Off-site permanent. open apace and facilities appropri-
ate to the need of residents and generally open to such 
resident.a of the PDR district moy he opproved to meet 
a moximum of fifty (50) per cent of the open space 
requiremen·i8. Such areos shall meet the standards 
outlined for common open space contained in this 
section. Such areas shall also ahut the PDR district 
without an intervening street, unless provisions for 
odequote pedestrian safety is provided. 

(5) Common open apace shall not include areas such os 
proposed street righta-of-way; open parking areas and 
driveway; school and church sites, common open 
apace with a horizontal dimension of less than fifty 
(50) feet; and any land determined as unsuitable by 
the planning commission and town council at the time 
the preliminary development plan is approved. 
(Amend. No. 64, 2-26-80) 

(J\ 
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Sec. 10-8. Control following completion. 

(a) The town council shall issue u certificate certifying the 
completion of the planned development, and the zoning 
aclministrntor shell note the issuance of the certificate on 
the recorded final development plan. After such certificate 
has been issued, no changes may be made in the approved 
final development plan except as specified elsewhere in this 
section. 

(b) Any uses not authorized by the approved final plan, 
but permitted in the planned development under the 
provisions of this chapter, may be added to the final 
development plan under procedures outlined for preliminary 
plan approval provided in this chapter. 

(c) A building or structure that is totally or substantially 
destroyed may be reconstructed only in compliance with the 
final development plan as approved. 

(d) Changes in the use of common open space may be 
authorized by an amendment lo the final development plan. 
Changes in the amount of land reserved for common open 
space must be approv.ed by the planning commission and 
town council. 

(e) All other changes in the final development pion shall 
be made under the procedures authorized by this chapter. 
No changes shall be made in the final development plan 
unless they are required for the continued successful 
functioning of the planned development, or unless they are 
required by changes in the development policy of the 
community. (Amend. No. 64, 2-26-80) 
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EXHIBIT B.I 

PHYSICAL RESOURCE ANALYSIS 

The soil strata is man modified with various forms of clay-like 
soil. Test borings are recommended for a more updated, reliable analysis 
concerning bearing capacity, etc. 

B. Topography 

The site has a gradual slope from 0 to 15°/o (refer to map # 1 s I I & 12). 
Drainage runs generally from east to west and empties into a perennial 
stream running along Webb Street (see map# 13). Minimal limitations 
to development is presented by the topography. Natural contours may 
possibly be preserved and incorporated into street and building layout. 

C. Flora and Fauna 

There are no unusual or endangered species of flora or fauna on 
the site. 1 The area is predominated by deciduous trees and scrub growth. 
As noted on the tree location map, # 14, there is a number of trees of 
substantial size and quality. These trees should be considered for 
retention so as to enhance the natural landscaping as strongly desired 
in town development policy. 

D. Solar Optimization 

The site would be ideal for a project utilizing solar design 
concepts due to the large amount of unobstructed southern exposure (refer 
to map# IS). 

E. Scenic Views 

The best scenic views look to the west where Brush's Hountai~ 
can be seen from the higher areas of the site. The immediate views 
to the south and west are real itively poor in quality due to the 
proximity to VPI parking lots and the power plant for the university. 

F. Climate and Prevailina Winds 

Blacksburg 1 s climate can be classified as humid continental, 
modified by medium altitude temperatures (2100 ASL) and mountain 
ridges. The weather is control Jed by warm air moving northeasterly 
from the Gulf of Mexico and cool air ~raveling easterly from the 
Canadian Arctic. Blacksburg is in the zone of frequent contact between 
these two types of air masses with the nearby mountains producing 
various steering, blocking, and modifying effects. The town 1 s weather 
is thus variable, but seldom extreme. The average temperature for 
January is 30.2° while in July it is 71 .6°F. The average precipitation 
is approximately 38 inches and is well distributed throughout the 
year. 
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The prevailing winds are generally westerly with a more northerly 
component (northwest) in winter and a more southerly component (south-
west) in summer. A development scheme should consider using the natural 
ridge of the site for protection from cold northwesterly winds in winter 
and maximize the use of cooling southwesterly winds blowing up into 
the site in summer. 

G. Environmental Considerations 

The major environmental concern for this site is in handling 
additional site· run~off due to deve_lopment. The existing storm sewer 
faci.lities are close to capacity and the town has expressed concern 
in the handling of runoff in this area. On site drainage retention and 
delay will have to be implemented in development using such methods 
as berming, ponding, and replacement of grass and foliage where possible. 
In addition, an effort should be made to locate structures and pave-
ments on impermeable soils and locate recreation areas over permiable 
soils so as to avoid losing as much of the natural drainage effects 
of the soil as possible. Parking areas should be kept to a minimum 
and thus a design scheme might incorporate garage or underneath the 
structure parking. 
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PERCENT SLOPE 
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NATURAL DRAINAGE OF SITE 
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TREE LOCATION MAP 
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SOLAR OPTIMIZATION 
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MUNICIPAL SERVICES 

H, Municioal Services 

I. Water 1 ines: Town water 1 ines surround and run thru the site. 
Ample capacity is provided (see map# 16). 

2. Sanitary sewer: The major 1 ine runs east to west along the bottom 
of the property. Some sections of these 1 ines may need to be upgraded. 
(map # In 
3. Storm Sewer: Large 2411 sewer 1 ines run south along Price's Fork 
Road but the town may encourage additional drainage measures on the 
property (map# 18). 

4. Electrical lines: The site is well serviced due to its proximity 
to a major substation for Virginia Tech Electric located on the south 
side of Turner Street and next to Barger Street. A major utility ease-
ment runs north between Gilbert and Barger Streets on the property 
carrying nine voltage lines for service to the Main Street area. 
These lines are in a critical area for development consideration 
on the property, thus relocation or some other action must be seriously 
considered. (map# 1.9) 

5. Gas lines: The property is presently well serviced by gas lines 
and should be considered for primary heating in a development proposal. 
(map # 20) 

6. Cable T.V.: Cable T.V. is available for the site and a line runs 
along the utility easement. (map# 2.1) 
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WATER LINES 

WATER LINES 
Valve Cut o'.fs 
Pressure Valves 
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SANITARY SEWER 
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STORM SEWER 

STORM SE\.IER 

#18 



79 

ELECTRlCAL LINES 
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EXHIBIT B.12 

GAS LINES 
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EXHIBIT B. 13 

CABLE T. V. 
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PERCEPTION SURVEY 
A. Town Identity 

-.': I. In 1978 a series of survevs were conducted with 243 families 
and households in Blacksburg. 10This survey centered on questions 
concerning respondents general perception of Blacksburg and its 
housing. Since the sample was random and of adequate size, the 
survey findings are likely to present a reasonably comprehensive 
profile of the 8lacksbur9 population and its attitude towards 
Blacksburg in general. 

a. Housing: This question dealt with the availability of 
single family dwellings. Only 2.'rlo of the respondents appeared 
to be fully satisfied, more than 4'rlo were dissatisfied; 

Ava i 1 ab i 1 i ty of single family housing in Blacksburg: 
# Of_ 

...:.s.._ 
Exce 1 lent 8 2.9 
Very Good 47 16.8 
Good 85 30.4 
Fair 94 33.6 
Poor 46 16.4 

b. Apartments: 41.8"/a of the respondents were dissatisfied 
with the availability of apartments in Blacksburg; 

Availability of apartments in Blacksburg: 

Excel lent 22 7.8 
Very Good 77 27.3 
Good 65 23. I 
Fair 83 29.4 
Poor 35 !2.4 

c. Housing quality: 73% of the respondents considered housing 
quality in Blacksburg to be good or better; 

Quality of housing in Blacksburg: 

Excel lent 9 3. I 
Very Good 59 20.4 
Good 143 49.5 
Fair 71 24.6 
Poor 7 2. 4 

d. Attractiveness: Overall attractiveness of housing in 
Blacksburg rated as fol loo.-1s; 

Overall attractiveness: 

Excellent 14 4.8 
Very Good 87 29.7 
Good 126 43.0 
Fair 58 19.8 
Poor 8 2.7 
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e. Neighborhoods: Neighborhoods were judged as being of 
rather poor quality. The respondents generally felt that the 
neighborhoods in Blacksburg were not adequately protected and 
perserved; 

* 

Neighborhoods in Blacksburg: 
JL % 

Excel lent 11 4.0" 
Very Good 30 10.8 
Good 98 35.3 
Fair 88 31. 7 
Poor 51 18.3 

-- Over 80% of the respondents said that they felt good 
about being a resident in Blacksburg and 7'!/o judged the 
visual quality of Blacksburg as being good or better. 

The above survey was conducted using a marketing approach 
and is subjective in its nature. It is included in this report 
only to give a general viewpoint from the general population 
and does not in any way provide a deflnitive analysis. 
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EXHIBIT C.2 

LINKAGES 

Linkages are time and distance ;elationships between a particu-
lar use, such as a residential development and supoorting faci I ities, 
e.g. schools, shopping, employment, and recreation. These uses are 
interrelated and they must be provided through either public or 
private market action. Major I inkages for the subject site include: 

I. Schools: 
PRESENT PUPILS YEAR 0 I STANCE 

SCHOOL CAPAC I TY ENROLLMENT PER "QOM ~ FROM SITE 

Beeks Elementary 800 
Linkous Elementary 675 
Harding Ave. Elem. 525 
Blacksburg Middle 1,015 
Blacksburg High 1,400 
Burrus Ha 11 (VP I) 

584 18.7 1963,73 I. 74 
579 2 I • 7 1964,73 .50 
386 24.4 1973 .53 
930 "IA 195 3' 71 , 81 .57 

I, 169 18.2 1974 I • 25 

2. Employment centers: 

Federal Mogul 
Wolverine 
Poly-Scientific 
Electro Tech 
Radford Arsena 1 
Corning Glass 
Burrus Ha 11 (VP I) 

% Mi le 
3. 3 3 
3.33 
I • I 7 
I • 20 

10.30 
4.09 

.38 

3. Shopping facilities: Major chain supermarkets are located in 
the two shopping centers and a local supermarket is .9 mi !es in 
distance: 

Gables Shopping Center 
University Mall 
Center of Town (College Ave. & Main St.) 

% Mi le 
I. 52 

• 64 
.30 

4. Recreation: Comparing Blacksburg and VPI recreational 
facilities to national averages, Blacksburg rates average overall 
in the following activity groups; chi ldrens play areas, field-
play areas-young adults, older children and adult activities (above 
average), tennis-outdoor basketball, swimming and golf. A new 
recreation center was recently constru~ted and is within one 
mi le of the subject site: 11 

Town Recreation Center 
Municipal Golf Course 
VPI Golf Course 
Coliseum and Stadium 
McBride Childrens Lot 
Owens Childrens Lot 

% Hi le 
.70 

I .67 
.72 

I. 00 
.76 
• 45 

.38 

% Mi le 
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EXHIBIT C.2 CONT'D 

S. Churches: Denominations of various faths are represented in 
B 1 acksburg: 

Episcapal 
Baptist 
Methodist 
Jewish Center 
Church of God 
Catholic 

• I 0 
.40 
.so 
.so 
.so 
• 2S 

6. Public services: The fire and police departments have recently 
had major capital improvements in their facilities and equiptment. 
The fire department has eight vehicles with a support crew of 
thirty five and the police operate seventeen vehicles with forty-
four officers, detectives, and dispatchers. The number of police 
and fire calls to the subject property area is average-being neither 
higher nor substantially lower than the rest of the town. Thus 
insurance rates are at a comparable level with other areas within 
the town. Both departments are closeby, the fire department is 
approximately 1/3 mile and police headquarters are a little over 
half a mile. In a recent survey of 270 homeo.Nners, over 8Cf'la stated 
police service as being good to excellent and over 9Cf'la rated fire 
and rescue as being good to excellent: 

Fi re Department 
Police Department 
Town Municipal Bui !ding 
Library 
Airport 

% Mi le 
.34 
.64 
.S7 
• 61 

4. 02·· 
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EXHIBIT C.2 CONT'D 
C. History 

No historical structures of any significance are located on 
the subject site as interpreted by the Town of Blacksburg and 
the Virginia Historic Landmarks Commission. There are several 
structures that were built in the late 1800 1 s that are still 
standing. 

D. Access to Subject Prooerty 

Two secondary roads intersect the site; Gilbert Street 
entering from North Main Street and on Turner Street, and Barger 
Street entering from Turner Street only. Barger Street is a dead 
end and is not maintained by the town. The only other paved drive 
into the site is the parking access road for a office building 
leased by VPI which connects to North Main Street. 
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EXHIBIT D. I 

TOWN INTRODUCTION 

I. Blacksburg is located 38 miles southwest of Roanoke City, 
founded in 1798 and incorporated in 1871. Blacksburg has developed 
from a small farm community to a collegiate-industrial town. The 
university, VPl&SU, is a state land g~ant college esiablished in 
1872 and is closely intergrated with the town. 

2. Annexation: There has been three annexations in Blacksburg 1 s 
history. The most recent was awarded on January I, 1973 which brought 
the town from 2,139 acres to a total of I 1,900 acres (or 18.7 sq. miles). 
This new annexation makes Blacksburg the largest town in Virginia. 

3. Local governments position on development: managed grcwth. 

a. In the past the town has not had a comprehensive plan concern-
ing growth other than basic zoning regulations. In 1978 Blacksburg 
adopted its comprehensive plan providing general guidelines for 
anticipated growth of the town over the next 20 years; it also 
contains a number of specific policies that are to be used in 
day to day decisions that the town government makes. 

b. The basic tenets of this plan include: 1 

Encourage the preservation of the rural character of out-
lying areas of town, through the protection of forested 
lands and productive agricultural lands; also provide 
adequate open space for parks and recreation; 
Encourage higher density and cluster forms of development 
in the interest of energy conservation and in the interests 
of saving street and utility costs which can be passed on as 
lower housing costs to the buyer and lower maintenance costs 
to the town; 
Encourage infilling of vacant land in the center of town 
since it is extremely wasteful not to use existing public 
facilities and since scattered development wastes energy 
due to travel needs and also spoils the countryside; 
Encourage sound, orderly and equitable decisions toward the 
development of land through the adoption and implementation 
of this plan and its growth management objectives. 

' 
Goals for Blacksburg: 

ENVIRONMENT-- To preserve an ecologically balanced environ-
ment in which citizens can have a high quality of 1 ife. 

~SPACE, RECREATION~ CULTURE-- To establish and 
~aintain a system of open space, recreation, and cultural 
opportunities for the benefit and enrichment of all citizens. 
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EXHIBIT D.4 

DEMOGAAPH IC DATA 
B. Population 

I. Since 1960 the town's population has grown from i2,544 to a 1980 
total population of 30,638 (including VPI students). 

2. The largest age group is in the 20-24 range representing 38°/o of 
the population. The age group most typically buying housing units, 
25-44, is I 1% of the population (see page for breakdown of po~ula-
t ion by age and sex). 

3. Population grCAYth predictions: A moderate growth rate appears 
to be the most realistic forcast, representing an upturn in local and 
regional development trends, and a 9 percent increase in student enroll-
ment at VPI in the next 20 years. University recruitment will place 
a greater emphasis on research and graduate education, thereby increas-
ing the demand for faculty and staff. The figures in table I also represent 
an increase in construction employment and a moderate increase in indus-
trial employment. With these facts considered, the total population of 
the town would be expected to increase 16%. 

Component of Population 

VP I ENROLLMENT 

VPI EMPLOYMENT 
Student:faculty ratio 
Total faculty employed 
Total staff employed 

CONSTRUCTION EMPLOYMENT 
Regional growth rate 
Total employed 

AGRICULTURAL EMPLOYMENT 
Total employed 

INDUSTRIAL EMPLOYMENT 
Regional growth rate 
Total employed 

RESIDENTS WHO WORK OUT OF TOWN 
Annual growth rate 
Total employed 

UNEMPLOYED 

Table I 

Percent of resident labor force 
Residents unemployed 

SERVICE TRADES AND PROFESSIONS 
Total employed 

Present 
_Condit!ons{t980) 

21, 069 

11. O: I 
1,915 
2,639 

1.4% 
180 

10 

r. 43 
1,309 

994 

4. O"lo 
210 

3,254 

Moderate 
Growth 

23,000 

I 0.5: I 
2,200 
2,900 

2. O°lo 
260 

6 

2. O"lo 
2,000 

3. O"lo 
2,000 

4. O"lo 
270 

3,900 
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EXHIBIT D.4 CONT 1 D 

Component of Population 

SPOUSES NOT IN LABOR FORCE 

CHILDREN (ages 0-18) 

RETIRED 
Percent of population 
Number ret i red 

NOT SEEKING WORK 
Percent of non-student population 
not seeking work 

Number not seeking work 

TOTAL NUMBER OF PERSONS 
EMPLOYED IN BLACKSBURG 

NUMBER OF EMPLOYED BLACKSBURG 
RESIDENTS 

RESULTING TOTAL BLACKSBURG POPULATION 

C. Employment 

Present 
Conditions (1980) 

I ,961 

3,823 

3.3% 
I ,000 

10,000 

5 ,300 

30,738 

Moderate 
Growth 

2,400 

5,600 

5. C11o 
1,800 

2. C11o 
360 

13,000 

6,700 

36,ooo 

I. The economic base is realitively stable and strongly orientated to 
the university and support services. 

a. VPI accounts for 44% of Blacksburg 1s total jobs. Industry 
represents 13% and service type jobs is 32%. 

b. Some of the staff positions and support services are directly 
student dependent and thus fluctuate with the school session 
(9 months school vs. summer). 

c. The greater majority of jobs in Blacksburg are realitively 
immune to the macro economics of the rest of the nation (unemploy-
ment in Blacksburg is 2% vs. approximately 8.5°/o in the nation). 

TABLE 2 I 

Blacksburg Labo~ Force - 1980 

Tota 1 Pos i t i ons No. Residing in Blacksburg 

VP I FACULTY 1,915 1,515 
VPI STAFF 2,639 . 705 
CONSTRUCT I ON 180 50 
AGRICULTURE 10 5 
INDUSTRY 1,309 288 

WORK OUT Of TOWN 994 
SERVICES 3,254 1,698 
UNEMPLOYED 210 
TOTAL 9,759 5,465 
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EXHIBIT D.4 CONT'D 

D. Genera 1 Demographics 2 

I • Age and sex breakdown: 
FEMALE % OF 

AGE TOTAL MALE & FEMALE ONLY TOTAL 

Under 5 976 440 3.2 
5-9 940 432 3.1 

I o--14 1006 468 3.3 
15-19 6607 2896 2106 
20-24 11744 4653 38.3 
25-29 2608 1045 8.5 
30-34 1446 694 4.7 
35-44 1813 898 5.9 
45-54 1268 629 4.1 
55•59 527 276 lo7 
60-64 461 250 1.5 
65-74 720 411 2.4 
75 & Over 222 353 _kl 

Tota 1 30,638 13,445 ) I 00. O'lo 

2. Housing units occupied by race: 

RACE OWNER OCCUPIED RENTER OCCUPIED 

White 2,965 5,646 
Black 51 144 
American Indian 2 11 
Asian & Pacific 38 156 
Other 6 69 

3. Housing units occupied by number of people: 

# OF PEOPLE OWNER OCCUPIED RENTER OCCUPIED 

I Person 518 I ,466 
2 People 983 2,493 
3 People 605 I ,443 
4 People 613 472 
5 People 237 108 
6 or more I 06 44 

Average # is 2.43 

4. Number of housing units with more than one person per room: 

-- Owner occupied= 187 
-- Renter occupied = 468 
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EXHIBIT D.5 

LANO USE 
E. Land Use 

I. There are approximately 1,260 acres of vacant land in Blacksburg 
that are readily developable because they are: 

Not in flood plains 
Not excessively steep 
Not owned by VPI or by any other public agency 
Are presently served by sewers, or can be served realitively 

ea s i 1 y. 

In addition, there are approximately 530 acres of vacant land 
in Blacksburg that have the same gen~ral conditions as above but 
require sewer extensions in excess of 500 feet. 

2. If moderate growth continues in Blacksburg for the next 20 
years then an additional 775 acres of land will be needed for 
urban purposes. It was also found that if the growth were to 

follow a more compact pattern, then only 642 acres will be 
required. 1 

PROJECTED TO 2000 I 
BLACKSBURG LAND'USE - 197b AND. 

(Based on Moderate Growth Rate Scenario) 
1976 1976-2000 Total 

Land Use Area Growth In Year 2000 
(acres) (acres) (acres) 

RES I DENT I AL 
Single family 1,258 410 1,668 
Multifamily 339 25 364 

Subtotal 1,597 m 2,032 

COMMERCIAL 180 33 213 
INDUSTRIAL 140 75 215 
PUBLIC and SEMI-PUBLIC 246 40 286 
VPI CENTRAL CAMPUS ~ 0 

~ Subtotal I ,516 148 I ' 
ROADS za2 ill 924 

Subtotal 
(a 11 above) 3,895 775 4,670 

Other 
VP I LANDS 1,547 0 I ,547 

AGRIC and VACANT 61428 ::.ill.. 5,683 
Subtotal 8,005 -775 7,230 

TOTAL 11 .900 0 I I ,900 



F. Municipal Services 

I. Transportation: 

97 

EXHIBIT D.6 

a. Ground transportation is primarily geared to the private 
automobile. The route 460 by-pass provides major access to 
areas outside of the business district with route 460 business 
(Main St.) and Price's Fork Rd. and Harding Ave. providing 
the major arterials for north/south and east/west business 
access. Bicycle paths and sidewalks are used extensively by 
students commuting to and from the university. 

b. Bus and taxi service: A small private taxi service operates 
within the town and a private shuttle/limousine service operates 
between the 2 major motels and Roanoke Municipal Airport. 
Presently, the only regular bus service is provided by a large 
apartment complex (Foxridge) on the west side of town for their 
residents which consists mostly of students and faculty, thus 
the bus delivers only to campus. A proposed town bus system 
is pending approval/disapproval by the town council at this 
time. The system would include six routes serving most major 
apartment complexes (the subject site is at the crossroads 
of two of these routes) and would be user-financied, using 
no local taxes or federal funds. 

2. Utilities: 

a. Gas and Electric: Tennessee Virginia Energy Corporation 
provides gas service to selected sections of the town with no 
!imitations for future commercial use. Virginia Tech Electric 
provides the majority of Blacksburg 1 s electric service. 

b. Water and Sewer: The town provides both of these services 
and is presently reviewing its policies to limit additional 
capital improvements to rural areas of to~""· 

c. Cable TV: Cable TV is available in many areas of to'.-Jn and 
is privately owned, Blacksburg Cable TV Inc. 

3. Tax rate: The property tax rate in Blacksburg has two components 
including both a town and county rate. Presently the Montgomery 
County rate is .84¢ per SIOO of total assessed value and the town 
rate is .31¢ per $100 assessed value for a total rate in Blacksburg 
of $1.15. (Refer to Table 4 for historical data on mill rates and 
tax levies for Blacksburg, and Table 5 for revenue sources and 
expenditures for Blacksburg).3 



Fiscal 
~ 

1982 
1981 
1980 
1979 
1978 
1977 
1976 
1975 
1974 
1973 
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EXHIBIT D.7 

MI LL RATES 
& 

FINANCIAL STATEMENT OF BLACKSBURG 
TABLE 4 

PROPERTY TAX RATES ANO TAX LEV I ES J 

Tax Rate ?er SI 00 
Assessed Va I uat ion Tax Levy 

~ County !.E.!.tl ~ County 

.3097 .84 I. 15 NA NA 

.3097 .75 I. 0597 $ 966,609 $ 2,340,838 $ 

.3129 .56 .8729 937,197 I ,662,:<:54 
2.6500 6.90 9.5500 853,216 2 ,221 ,581 
Z.6500 6.90 9.5500 827,128 2. 153 ,654 
2.6500 6.90 9.5500 794,265 2,068,085 
2.6500 6.90 9.5500 759,703 I ,978,095 
Z.6500 6.90 9.5500 692,350 1,802,724 
Z.6500 6.90 9.5500 634,234 1,651,402 
3.0000 7 .15 10.1500 304,535 725,808 

1973 taxed at approximately 15% of assessed value 
1974 thru 1979 taxed at 20'1. of assessed value 
1980 to present taxed at 100% of assessed value 

TABLE 5 

1980-81 FINANCIAL STATEMENT OF BLACKSBURG 3 

Total 

NA 
3 ,307, 4L!] 
2,599,451 
3,074,797 
2,980,782 
2,862,350 
Z,737,798 
2,495,074 
2,285,636 
1,030,343 

Percentage Percentage 
Revenue Sources 

Other Local Taxes 
L.icenses & Permits 
Revenue 'rom Agencies 
Current Services 
Fines & Forfeits 
Use Of Money Revenue 
Other Revenue 

9]2.975 
885, 111 
522,960 
736,774 
355,792 

73 ,504 
96,312 
21. 087 

I nterfund Transfers 
Tota I 

489, ;216 
$4,154,131 

Of Total 

23.41 
21 .3 
12.6 
17.7 
8.6 
1.8 
2.3 

• 5 
11.8 

1W,C% 

Exeend i tu res ~ Of Total 

Legislative $ 56,701 I , 4 
Executive 75,701 I .9 
Legal 50,796 I .3 
Finance 233,016 6.o 
Pol ice 769,989 19.7 
Fi re 105,947 2.7 
Planning 65,521 I. 7 
Parks & Rec • 133,453 3.4 
Pub I i c \Jorks 1,126,232 28.9 
Capital Outlay 407. 777 10.5 
Employee Benefits 298,693 7.6 
Insurance 34,445 .9 
Other 30,057 .8 
lnterfund 
Transfers ;216, I 00 .Jl.:..L 

Total $3,903,977 I 00.C/)~ 

~ev~nues from property taxes represen~ 23.4~ of total revenues -- 5972,975 of 54,154,131 
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EXHIBIT D.8 

OVERALL ENVIRONMENT 
G. Overall Environment 

I. The Blacksburg area has several ideal characteristics for 
development: 

a. A substantial amount of vacant 11fill in 11 land located 
close in to the central part of town with a strong public 
infrastructure already existing (water, sewer, etc.). And 
a new emphasis by the town planning department to promote 
development in areas in close proximity to town to support 
energy conservation and limit capital improvement costs. 
The subject site fits very well in this policy. 

b. Realitively stable local economic environment. 

c. An increase in the number of graduate students and support 
faculity at VPI and an expected increase in light manufacturing/ 
industry in town. Thus resulting in a population increase in 
the age group most likely to purchase a housing unit. 
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EXHIBIT E. I 

A. Existing Housing Profile 1&2 
TABLE 6 

HOUSING IN BLACKSBURG (195~ - 1980) 

.!liQ.• ·~ ill.Q. mi-1~ 1980~·~ 

TOTAL UNITS 971 2,292 3,330 7,652 9,777 
OWNER acc. 466 1,348 1,577 2,388 3,751 
RENTER acc. 595 944 I, 753 5,264 6,026 
o. ace.JR. occ. 47/53 59/41 47/53 30/70 38/62 
MEO IAN VALUE $9,780 $15, I 00 $25,000 $40,000 $62,400 
MEDIAN RENT $50.49 $66.00 $97.00 $180.00 $2.20.00 
VACANT 27 197 NR 163 684 
* = Includes students living in VPI & SU dormitories 

GRAPH I 4 

NUMBER OF INDIVIDUAL UNITS BUILT PER YEAR - BASED UPON BUILDING PERMITS 
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EXHIBIT E. I CONT 1 D 

A. Existing Housinq Profile Cont'd - Household Information 

I. Number of persons in occupied housing: 

Total (town)= 22,101 
Renter occupied (town) = 13,486 
VP! (on campus) = 8,501 

2. Number of households with only one person: 

Ma 1 e = I, 063 
Female = 92 I 

3. Number of households with two or more persons: 

Married couple family = 3,491 
Single spouse family: 

2 

male householder, no wife present = 176 
female householder, no husband present = 465 

Non-family household: 
male householder= 1,871 
female householder= 1,101 

4. Households with one or more persons under 18 years: 

Married couple family= 1,658 
Single spouse family~ 
male householder, no wife present = 56 
female householder, no husband present = 308 

5. Households with one or more non-relatives present= 3,145 
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EXHIBIT E.2 

B. Townhouses 

I. Construction ac'tivity: Recent activity in townhouse construc-
tion has been realitively slow. A development is presently being 
constructed on the northwest side of town on Progress Street. 
This project consists of sixty, 3 bedroom townhouses with 1357 
square feet and includes amenities such as washer and dryers and 
trash compacters. The development is split between units for sale 
and units for rent with thirty units selling at $66,950 and thirty 
for $500 per month. A large development is planned on the eastern 
side of town in the county with the first phase tentatively planned 
for 275 townhouse units. This proposal is presently being debated 
between the Blacksburg planning commission and the developers 
concerning the extension of public services and the widening of 
C 1 a y St ree t. 

2. Townhouse ownership can be divided between units which are 
owner occupied and units which are purchased for rental occupancy: 

a •. Owner occupied: Owner occupied townhouses comprise the 
larger percentage of the two forms of townhouse occupancy. 
The present sales price for a 1600 square foot 3 bedroom 
townhouse withou~ basement is approximately $58,000, or $36.25 
per square foot. Studying sales prices since 1976, the average 
unit indicates an appreciation rate of 69.75"/o over five years 
or an average annual increase of $4,405 (refer to graph #'s 2-5)*. 

b. Renter occupied: The present sales price for a 1600 square 
foot 3 bedroom without basement reotal townhouse is approximately 
$60,800 or $37.50 per square fQot.5 Five years of sales prices 
beginning in 1976 yields an appreciation rate of I I 1.02% and 
an average increase of $5,792 (refer to graph #'s 2-5)*. 

c. · Compa.riso'1 of owner occupied vs. renter occupied: 
Comparing the sales of the-tw~, •. :t:ypes of townhouse occupancy 
indicates that the value of townhouse rental properties is 
appreciating at a much faster rate than owner occupied property 
(69.75% vs. I I 1.02% over 5 years). Although rental properties 
had lower sales prices at the beginning of the study period 
(1976) their rapid appreciation rate has resulted in present 
sale prices being higher than owner occupied units. This 
higher value is most likely due to the increasing demand for 
rental space in Blacksburg (vacancy rates being a low 2%) 
which pushes up the rental rates that the market is willing 
tc pay and thus leading to inflated sales prices for rental 
units. This information would indi.cate a strong demand for 
a develpoment project featuring townh use units for ren~al 
purposes. 
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EXHIBIT E.2 CONT 1 D 

*(The study population involves townhouse sales located 
in two major townhouse projects on the west ens of 
Blacksburg - Haymarket Square and Oak Manoro Most 
sales information was obtained from local real estate 
companys 1 comprable sales books beginning in 19750 
This information was chosen due to it being the most 
reliable and available5). 

3. Average annual expenses: See table 7 for the average 
annual expenses for a planned unit development igcluding 
townhouses in the $35,000 to $75,000 price range • 
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EXHIBIT E.3 

TOWNHOUSE SALES- GRAPH 

GRAPH # 2 
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EXHIBIT E.3 CONT'D 

TOWNHOUSE SALE GRAPH 
GRAPH # 3 r 
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EXHIBIT E.3 CONT'D 

TOWNHOUSE SALES GRAPH 

GRAPH # 4 
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EXHIBIT E.3 CONT'D 

TOWNHOUSE SALES GRAPH 

GRAPH # 5 
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EXHIBIT Eo5 

C. Apartments 

I. Construction activity: Construction at this time is slow 
compared to previous years. One large complex, Lantern Ridge on 
the south side of town, is presently under construction bringing 
120 units on 1 ine by September 1982. The largest multifamily 
builder, Snyder Hunt Corporation, has stopped all construction at 
this time. 

2. Rental rates: There are approximately 6500 apartment units 
in Blacksburg with over 60'/o having two bedrooms. The average 
rental rates for units that are within walking distance of VP! 
and are unfurnished with heat and water included are as follows: 

One bedroom= $221.00 
Two bedroom= $281.00 
Three bedroom= $320.00 (Based on 1981-82 rates) 

Refer to table 8 for listing of major apartment complexes. 

3. Vacancy rates: The town is generally running at a vacancy 
rate of 2-3%. For comparison purposes, a national rate of 4-6% 
is considered healthy for competitve housing. Blacksburg's low 
vacancy rate indicates a strong demand for housing and this is 
characterised by high rental rates. 

4. Income/expense analysis: Table 9 gives low, medium, and high 
income and expense rates for Roanoke, Va., Regional, and the total 
United States. For comparison, assuming an average of 850 square 
feet for a two bedroom apartment with a monthly rent of $281 .00, 
yields an average rental rate of .33¢/sq. ft. per month or $3.97/sq. 
ft. per year. 7· 

5. University housing: The university on campus housing is presently 
8,500. A new dormitory structure is under construction which wil 1 
increase on campus housing capacity by 342 and another graduate 
building is planned which will add another 200 capacity. (These 
figures are based on capacity as designed. Due to a strong desire 
of students to live on campus, many of the dormitories are above 
capacity with some students 1 iving three to a room) 
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EXHIBIT E.6 

MAJOR APARTMENT COMPLEXES 

TABLE 8 

LISTING OF MAJOR APARTMENT COMPLEXES 

A . h partments wit 1 • in wa king distance o f VPI: 

2 

5 

6 

7 

8 

9 

10 

MAP .¥ PROJECT 

•. Apartments Height 

Carlton Scott 

, Drapers Meadow 

. Drapers Meadow 
West 

. Jefferson Apts. 

Pack Apts. * 
Ramsgate * 

. Reynolds St. Apts';' 

. Stonegate 

. Sturbridge Sq.'~ 

1-br 

16/22.5 

NA 

35/Hg-

72,168-

011B~-

NA 

3/220 

NA 

4/245 

NA 

NUMBER OF UNITS/$-RENT 
2-br 3-br 2-br T H, 3-br T,H, 

io21H8- 4/379 NA NA 

16/290 16/32.5 NA NA 

156f,40-2.50 NA NA NA 

179/2~$- 19/285 NA NA 

90,1~~- 18A80-300 20/2.25 NA 

27/290 9/315 NA NA 

31/246 2/285 NA NA 

34/235· 21i0 NA NA NA 

56~,,8- NA NA NA 

72/280 361335 18/320 181375 

Apartments not within walking distance of VPI: 

II • Carri age Hi 11 NA NA NA 59/280 32/315-
370 

12. Dutch Village 20/190 96/220 42/245 NA NA 

13. i"a i rmont Vi 1 lage , .. 1/210 62./238 2/275 NA NA 

14, Foxridge 76/278 724/335 276/384 NA NA 

15. Heritage Acres 6/250 41/275 42/350 NA NA 

16. Lantern Ridge 30/250 62/280 28/330 NA NA 

I 7. Terrace View 148/~~~- 270/~~~- 13odM 62./310 32/3i7 

18. Windsor Hi 11 s .·• 781235 152/270 45/310 NA NA 
t High vacancy due to construction being completed after 

sign-up period, 
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The above rental rates are the newest predicted rates when available, 
·• Indicates rates for the present year, 1981-82, generally expect 6-B"h 
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EXHIBIT E.9 

D. Commerc i a 1 

I. The Blacksburg Comprehensive Plan expects significant commercial 
expansion over the next two decades. The recent rapid growth in 
population is cited as reason to expect a proportionate increase in 
commercial support faci 1 ities. The existing commercial ratio is 6 
acres per 1000 population in Blacksburg as compared to 8 acres per 
1000 population national average. 1 Additionally, less than 2% of 
the total land acerage in town is commercially developed, whereas 
6-8°/o is the norm for small communities. Presently there is approx-
imately 180 acres devoted to commercial and office use with an 
expected increase of 33 a1res over the next 20 years assuming a 
moderate growth scenario. Interviews with the new director of the 
Blacksburg Chamber of Commerce reveals a new strong and persuasive 
task force and marketing campaign beirg organized to attract new 
business and industry for Blacksburg.8 

2. The Central Business District (C-1) consists of a six-block 
long, two-block wide section running east of and adjacent to the 
university campus along Main Street. Fast food restaurants and 
small commercial structures have grown up along this business 
section to both the north and south. The fol lowing is a 1 isting 
of commercial properties in ~he Central Business District: 14 

a. William H. Price to First National Bank of Christiansburg. 
Corner of N. Main St. and Turner St. (Platt# 160 on subject 
site). 9,758 square feet, selling price= $65,000. Sale date= 
March 6, 1975. $6.66 oer sa. ft. 

b. Hatfield/Sandler to First National Bank of Christiansburg. 
Adjoins a above to the west (Platt# 7-B on subject site). 
22,892 sq. ft., selling price= $100,000. Sale date= November 
15, 1974. s4.37 oer sq. ft. 

c. VPI Educational Foundation to Ernestine Foresman. Corner of 
N. Main St. and Giles Rd. (Next to Longhorn Steak House and 
across from Wendy 1 s). 29,260 sq. ft., selling price= SllS,000. 
Sale date= August, 1977. $3.93 oer so. ft. 
(Now being 1 isted for $190,000 or 56.49 per sq. ft.) 

d. Former Arthur Treachers. Rented from Hank Radford for 
$1950 per month, net, net, net lease. All brick veneer and glass 
building. Contains 1500 square feet. Approximately 1/2 acre 
with parking for 30 cars. Expected new rent = 2000 per month 
net, net, net. 

e. Main St. Apartments to Pizza Inn, Blacksburg. 33,846 sq. ft. 
lot at N. Main St. and Gilbert St. (Platt #143-A and 144 on 
subject site). Building contains 2990 square feet. Rent is 
$2100 per month net, net, net 20 year lease with two 5-year 

.renewal options plus 5% of al 1 gross sales over S504,000 annually. 
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f. Main St. Apartments to Wendy's. N. Main St. and Giles Rd. 
(Platt #141 & 142 on subject site). 35,000 sq. ft. Building 
contains 2280 sq. ft. Rent is $2750 per month net, net, net 
20 year lease with two 5-year renewal options plus 5"/o of al 1 
gross sales over S33,000'annually.· 

g. Karahal ios to Arbys. N. Main St. just north of Turner St. 
(Across the street from platt #156 from subject site). 18,177 
sq. ft. Building contains 2786 sq. ft. Rent is $3277.55 per 
month net, net, net 20 year lease with three 5-year ren~wal 
options plus 5"/o qf al 1 gross sales over $1283.34 each month. 

Several real estate companys have been adjusting square 
footage values at 8% per year to update prices. 

3. Estimated expenditures of population: It has been estimated 
that the 22,729 VPI students spend approximately $20 per week 
in Blacksburg for various goods and services. This yields over 
16.4 million dollars for nine months school and over 3 million 
dollars during summer months. Total retail sales for Blacksburg 
in 1979 were estimated at $85,000,000. There are 1800 faculty 
and 3500 full time staff personnel at VPI with a monthly payroll 
of $6,500,000 or $78,000,000 annually. In addition, there are 
4300 temporary, part time and student workers at the universJty 
who receive total monthly wages of over I.I million dollars. 

4. Study of consumption patterns and consumer problems: In the 
years 1970, 1977, and 1981 a series of market surveys were 
conducted with 243 families randomly selected in Blacksburg.IQ 
Consumption patterns and consumer problems were studied (see 
appendix for pertinent tables from 1977 study). On quick 
inspection the maJor items which the respondents tended to 
purchase outside of Blacksburg were; furniture, carpeting, 
major appliances, and some forms of clothing. Major complaints 
of shopping in Blacksburg were; inadequacy of selections, parking, 
and high prices. (The 1981 survey is presently being compiled 
and bound). 

Se Retail comparison: To ai:J in jeterminino the ciemana for 
various retail stores in Blacksburg. a c~mparison of Blacksburg 
with eight other cities across the nation with very similar 
student and general population characteristics will be analysed. 
Table I I lists the eight cities with Blacksburg. The data for 
Blacksburg is penciing final retail sales breakdown from Sl2ck-
burg1s financial jepartment new c~mputer system. 



EXHIBIT E. IO 

TABLE 10 

COMPARABLE COMMERCIAL SALES ANO LEASES 

OESCR I PT I Otl 
A. 8 c 0 

Owner (Tenant) First Nat'I First Nat' I Ernestine Hank Radford 
Bank Of Bank Of Foresman (Fornier Arthur 
Chr Is t I ansburg Chrl st lansburg Treachers) 

Address N. Main St. 601 N. Hain St. N. Hain St, N, Hain St, 
& Turner St. (platt II 7-B) & GI les Rd. & Progress St. 
(platt II 160) 

Price $65,000 $100,000 *$115,000 For Rent 

Date 11-6-75 11-15-74 8-10-77 

Lot Size (sq. ft,) 9,758 22,892 29,260 ::::: 1/2 acre 

Price/sq. ft. Lot $6.66 $1•.37 $3.93 

Gross Bldg, Arca NA 1,500 

Construction Type Brick Masonry Brick Veneer 
& Glass & Glass 

Lease Rate NA $ 2 , OOtl/r,;o. 
net, net, net 

• = Does not apply 
NA Not Aval lab le 
·* Property presently being listed for $190,000 

E F G 

Hain St. Hain St,. Karahal los 
Apts. Apts. (Arby' s) 
(Pizza Inn) (Wendy's) 

N, Hain St, N. Hain St, N. Hain St, 
& GI lbert St, & GI les Rd, I Block West 

Of Turner St 

Present Lease Present Lease Present L• 
20 yr.-5 yr. 20 yr.-5 yr. 20 yr.-5 \ 
renewal option renewal option renewal 

33,846 35,00Q 18, 177 

2,990 2,280 2,786 

Brick Veneer Brick Veneer Wood Sldln 
& Glass & Glass r. Glass 

$2,100/mo.+ $2,750/mo.+ $3,277/n 
5% gross sales 5% gross sales 5% ;iros! 
over $504,ooo over $33,000 over $I, 
annually annually each mor 
net, net, net net, net, net net, net 

net 

..... ..... 
(]\ 
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EXHiB IT E.11 

SURVEY RESULTS OF 

CONSUMERS LIVING IN BL~CKSBURG 10 
WllLWI lilt R(>rOHO£.~r~ l'llr.CJ:.;s( VARIUU' 

r;IHIW. ANll ~1nv1cr~ (IN ]'fllC(NIAr.(S) (1q7f,) 

·~===--=~~ ,--=-~, r-·, t..: ·:·o =-·-
I .. 

!! Q. 
0 ;: .. 

;: " 
1~ 

c: .. 
u I~ _., I~ " 1'-' 

G!'Oceri es 
Cnigs 
Woinen' s Under· 

gannents 
llolnen's Cresses 
Womo!n' s Shol!S 
Ml!n's Accessories 
Men's Suits 
Mo!n ' s Shoes 
Ch1ldntn's w,..r 
Je><!!lry 
TV, Trans Is tors, 

Radios 
Major Appl lances 
Chil drl!!I' s Wear 

(IUby Goods) 
Furniture 
x itchen, House-.oues 

2: 

28.2 8.1 
)6 .5 ,, . 5 
30.0 ~.5 
31.0 23.5 
22.8 I Zn.4 
29. 9 18.6 
35.a s.a 
31.9 24.7 

15.2 38.Z 
10.1 20.a 

37.8 
6.8 

7. 1 
18.Z 

Sma 11 App 11 ances JS. 6 14.1 
TV and Radio 

Rl!pai rs 
Insurance 
Lega 1 Sl!rv ices 
Auto's (Hew) 
Auto's (Old) 
HardWare and 

2. 2 
Z.6 
2. 9 

1.0 

Lumber 3.3 
Barber Shop Service 2.6 
Beauty Shop Service Z. l 
Ory Cleaning .8 
G.uoline 1 2.6 
Auto Parts I 2.5 
Auto Repair SP.rvice 4. 0 
Restauronts 19.5 
Or1ve-ln 

4. 2 

12.8 
as. s 
71. 1 
53.8 
49. 5 

6).0 
75. 5 
52. 6 
90.4 
73.2 
72. 5 
66.) 
SJ. 2 

78.0 

51.2 1.0 
38. 5 z. 0 
36. 5 3. 0 
26.8 4 .z 
20.8 8.6 
28. 9 ). 5 
38.0 J. 7 
20. 9 1.6 

18.2 4.8 
28.3 10.7 

26. 5 z. 4 
5 ,4 zz. 3 

23. 9 4.4 

7.1 6.0 
1.0 J. 6 
2 .4 8.8 
2. J 16. 9 
2. 1 19.6 

6.Z 23. 7 
14. 6 z. 5 
39. 7 z. I z.z z. 7 
19. 7 2. 2 
9.3 11.) 

11. 4 10.9 
17. 7 z. J 

11. 5 2. 6 <estaurants 
?1ece Goods/ 

Yard Goods • 29. J 23.·2 I 37 .0 5. C 
Soaks (othl!r tMn · 1 I Textbooks) 22.1 65.3 6.1 1.~ 
PhoMqraph R.,cords 11. 3 66. 3 6. 4 1. 0 
Gift Shop lte"'s -

Stationory 55.9 21.6 ,.16.7 .4 
Sport i nq/Ath t P.t i c 

E~ulp""!nt Jl .O, J5.6 lZ.1 I 2.J 
G.rden Eou i r-nt/ I 

Supplies JJ.ry JO.n 15.1110.2 
Rugs A Carpets 1.1 1 J6.5 9.0 11.9 
Ooctors <.~ i 18.2 1.S 5.J 
Dentist 2.J 1 az.6 .s I 6.1 
11.intr.s I 5.2 j R7.1 I 5.Z .9 

1. z 
. 5 

1. 5 
. 5 
. s 

t .o 
1. 5 

. 5 

2. 4 R.a 
3. 1 

10.0 

1.0 

5. 4 
3.6 z. 4 
3.5 
6.Z 

. I 
1. 0 
1. 7 

. 4 

. 5 
1 .0 

.9 

1. 1 

I. 4 
. 5 

.9 

1. I 
4. 5 
) . 3 
J.8 

. 9 

3.8 
6. 5 
9. 5 
4 .z 
9.1 
9. 3 z. 9 
a.a 
8. s 

10.7 

5. 1 
20.9 

7 .8 

4, 9 
1.6 
2. 4 
9.2 
8.2 

. 9 

.4 

I. 5 
). 5 
).2 

. 6 

. 5 
1.0 

·' 
4. 6 

i. 1 
10. 3 
2 .4 
2. 8 

. 4 

- .. .. ,, 
:& ; 
.. 0 ..,,., .. 
0 .... 
~~ 
0 c: .. " ..., . ., 

• 4 
. s 
. 

2. 0 
J.O z. 3 
3. 0 z. 6 
2 .2 ·. 
1.6 

2. 4 
J.a 
1. 0 
5. 4 

. 

. 

. s 

. 6 

.6 -

I 
. 

I . 
-

I -. 
. 5 

I . 9 

II 1 ~ l 
. 9 

I .s 
. 9 

IH 
I. 2. 2 

J. z 
I 1. o I 1 

c: 1"""' c: .. 
a. ·- = a. ,,...., 
0 Q. .. 
..: 0 c: .,., -= ~ .. ~ .,., -: 
.. 0 .... ., c x .. - .. e o ·- ~ 

- a: :c ..., 

- . 9 . . 
1. 4 1. 0 

. 5 1.0 . 1. 5 . 1.4 . 1.0 
1.0 . 1. s 

1.l 1. 1 

1. 2 3.0 
1. 3 1. 3 

1. 0 4.1 
• 7 3.4 

1. 0 a.a 
-
. ' t. 2 

I. 5 
2.1 1.0 

I 
. 9 

. , 
! 

. 5 
. 5 1. 5 

.4 . 9 

2. 9 

2 = I . 6 l. 2 
. s 

. 41 
I 

-.. 
2: ... 
L. 
""" -o 
"'" c: .. 
.. 0 •. a: 

2.6 
.a 

4.) 
7. 0 
s.s 
6. 1 
7 .1 
6.Z 
8.a 
7. 7 

6. l 
4. 4 

12. z 
6.a 
3. 4 

1.6 
1.6 
2.4 
6. 9 

10.3 

1. 9 

I 2. 5 

z.z I z.s 
2. s 

2 .a 
1.9 
5. 0 

I. 8 

R. 0 

J.R 
1.1 
1. 5 

. 9 

.. 
" .<= 
0 
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EXHIBIT E. I I CONT 1 D 

Tl!( VOLUME OF S(LECl [[J Gl'i 1US /\ND Sl!{V ICLS 
PURCHASED 1r1 (lLACl:S£lllRG J\N[' OUT or l\L!ICK'iRURG 

Percent Dollar I llol l ar 
of Income Amount Amount 
Devoted to Devoted Spent in 
Each Item To each Blacksburg 

Categories Category a 

Groceries 15.5 8,713,750 8,265,375 
Drugs 1.0 562,500 549,000 
won~n's Undergarments .3 168,750 147,656 
Women's Dresses .6 337,500 268,312 
Women's Shoes .4 225.000 173,205 
Men's Accessories 1.2 675,000 548,775 
Men's Suits .6 337.500 236,250 
Men's Shoes . 3 168,750 130,612 
Children's Wear 1. 5 B43,750 671 ,625 
Jewelry (Men and Women) .2 112 ,500 Bi, 187 
TV and Radio . 7 393,750 281 ,925 
Major Appliances 1.0 562,500 . 244,687 
Childr~n's Wear (Baby Goods) • 1 56,250 40, 162 . 
Furniture 1.2 675,000 205 ,200 . 
Kitchen Housewares .3 168,750 124,200 
TV and Radio Repair . 2 112 ,500 92.362 
Autos 4.6 2,586,500 1,451 ,587 
Hardware and Lumber 1.4 786,500 570,937 
Barber Shop Service .5 218,250 260 ,718 
Beauty Shop Service .6 337,500 318,600 
Ory Cleaning . 7 393,750 367,762 
Gasoline 2.5 1 ,406,250 1,342,968 
Auto Parts and Repairs .6 337,500 275,737 
Restaurants 4. 1 2,306,250 2,084,B50 
Piece Goods/Yard Goods . 2 112,500 100,687 
Books (other than texts) .1 56,250 52,593 
Phonograph Records 1.2 675,000 607,500 
Gift Shop Items - Stationary .1 56,250 52,987 
Sporting/Athletic Equipment . 5 281 ,250 221,343 
Garden Supplies .2 112,500 89,550 
Rugs and Carpets . 3 168,750 88,762 
Doctors . 9 506,250 415,631 
Dentist .8 450,000 384,300 
Insurance 2.6 1,462,500 1 ,303,087 
Lega 1 Services 1. 2 675,000 556,200 

Total 26,327.500 22,611 ,232 

0 Based on total income of $56,250,000. 

I Dollar 
Amount 

Spent 
Outsfde 

Blacksburg 

453,375 
13,500 
21 ,093 
69'187 
51 ,750 

126,225 
101,250 

38. 137 
172,125 
25,312 

111,325 
317 ,812 
.16,087 
469,125 
44,550 
20,137 

1,135,912 
216,562 
20,531 
18,900 

I 25 ,987 
63 ,281 
61 ,762 

221 ,400 
11 ,812 
3,656 

67,500 
3,262 

59,906 
22,950 
79,987 
90,618 
65,700 

159,412 
118,800 

I 3,716,268 

Note: Percentages were based on Bureau of Labor Sta ti sties Survey of Consumer 
Expenditures and Income, 1961-1952. 

Note: The table was computed on t~e basis of overall national consumption patterns. 
On the basis of the estimated total income and the proportions of total 
purchases reported to be taking place out of Blacksburg and on the basis 
of national averages of the total purchases of these goods and services, 
the dollar amounts spent out of Blacksbur? were estimated. 
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EXH I B IT E. I I CONT 1 D 

PROPORTION OF SELECTED GOOD~ AND SERVICES 
THAT ARE PURCHASED OUT OF BLACKSBURG (IN PERCENTAGES) (1976) 

Women's Undergarments 
Women's Dresses 
Women 1 s Shoes 
Men's Accessories 
M:?n's Suits 
Men's Shoes 
Children's Wear 
Jewelry 
TVs and Transistor Radios 
Major Appliances 
Furniture 
Kitchen Housewares/Sma11 Appliances 
TV and Radio Repair 
Auto's (New) 
Auto's (Old) 
Hardware and Lumber 
Auto Parts 

Restaurants 
Gift Shop Items 
Rugs and Carpets 
Piece Goods and Yard Goods 
Sporting/Athletic Equipment 

12.5 
20.5 
23.0 
18.7 
30.0 
22.6 
20.4 
22.5 
28.4 
40.8 
69.6 
26.4 
17.9 
27.0 
47.4 
27.5 
15.7 
9.6 
5.8 

47.4 
10.5 
21. 3 
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EXHIBIT E.12 

CITY RETAIL TRADE COMPARISON 

TABLE 11 15 

RETAIL SALES DOLLARS IN SIMILAR CITIES (1981) 

(Thousands) 

I~ 
. 

<: - -"" 0 :c - al 0 al 0 0 - N % al J J <..> 0 % ..., > 0 -.Q - 0 0 "' - "' -.Q 0 - "" - -.Q :..:: .... - :c al : J ..J .::- "" J :c cc "" o· <..> . . 0 - . ..J . <n 
~ 

. . a: :::> - J -.Q ..J N - N - .... . "' - "" !Z N N N ..J .::- - 0 N 0 N I- "" > % - . :z: :c :z: 
II .... u 0 II .... M II .... R - u :s II <: II . :..:: - .... . ..... .... .,, 

"" c c :c c a: c .... c ...I c ..... c :..:: c <: c a: Q . Q 0 Q "" Q ..... Q - Q - Q 0 Q .... Q :::> - Q - - - <: - > - - - ..... -cc ... % ... . ... "" ... Q .. .,, ... . ... c" ... Q. ... .,, "' 0 "' .,, "' % "' % "' Q "' cc "' "' "' :..:: - :c - :z - - - 0 - a: - :c - % - I- -<..> ::i :c ::i .... ::i .... ::i cc ::i c:C ::i 0 ::i 0 ::i z ::i :s a. <..> a. :c a. ~ a. a: a. ~ a. <..> a. x a. :::> 0. Q Q I- Q Q c:C Q Q 
~ Q Q Q 0 Q cc Q. a: Q. <: Q. a> Q. <..> Q. .... Q. Q. .... Q. :c Q. 

TOTAL 
RETAIL $ 11+4,~0I 158,526 I 14,985 241, I 04 76,792 112,341 190,556 145,87Z 
SAi •S 

LUMBER/ # I 16 10 9 11 8 13 14 10 
HARWARE $ 13. 738 3,642 4,065 5,242 7 ,0421 4,305 17,580\ 8,395 

GENERAL # 7 7 8 8 7 11 7 6 
fo!OSE. $ 11, 781 20,051 11 ,361 51 ,586 3,989 14,099 14, 118 17,01<:. 

FOOD #J 48 25 15 23 17 12 23 21 
~ 30 ,569 36, 039 28,233 33,350 ld,049 22,647 42,946 33,957 

AUTO # 25 23 13 I 20 10 10 24 15 
s· 16,618 36,734 15,991 41,656 16, 133 H,33 r l 62,460 13. 707 

GASOLINE # 31 17 24 24 15 27 26 i 23 
s 21 ,517 15, 190 14,337 14,726 8,817 10,029 14,919 13,842 

APPAREL # 
I 

27 16 16 31 12 25 20 34 
s 7 ,373 3,755 3 ,u38 12. 938 3,837 6,870 7,u.45 14,52E 

FURi> I TURE # 21 13 21 20 12 15 16 20 
$ I 3, 178 5,528 5,243 5,829 2,253 5,230 4,631 7, I 7S 

EAT /DRINK # 49 56 I 40 70 37 47 35 50 
s 15,954 15,705 13,848 22,300 7,896 13,503 13 ,345 14,97: 

DRJ:i STORE # 

I 
7 6 7 8 4 7 6 8 

s 4,915 4,371 4,346 5,856 3,310 3, 147 2,470 7,36:: 
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EXHIBIT F.I 

BUSINESS OBJECTIVES 

A. Evaluation of Form of Ownership desired for this project based upon 

the following criteria and objectives: 

t. Must have favorable tax treatment due to assumed present personaf 

income tax rate of over 50'/o; 

a. Avoidance of double taxation - form of ownership which 

applies single tax on income.(partnership over corporate) 

b. Ability to pass income losses and tax losses from operation 

to shelter other income. (partnership over corporate) 

c. Maximize income tax deductions, an ownership which allows 

a large number of deauctions. (corporate over partnership) 

d. Favorable capital gains treatment, upon resale of property, 

desire to have lower capital gains rate - individual @ 20% 

vs. corporate @ 50'/o. 

2. Limitation of liability; 

a. Avoidance of exposure of personal assests for security on loans. 

(require nonrecourse mortages and full coverage liability 

insurance) 

3. Flexibility to ccnduct business in different real estate activities; 

a. Avoidance of government restrictions on types of activity 

undertaken by business. 

4. Management control and decision capability; 

a. Ability to actively participate' in operation of business and 

the decision-making process. 
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EXHIBIT F.I CONT'D 

A. Business objectives cont'd. 

5. Continuation of business following project; 

a. A fonn of ownership which can exist indefinetly vs. one 

which may only exist for only one or several projects. 

6. Favorable public image and good track record; 

a. Want to portray a favorable image of business to target 

investor group and buyers. 

7. Minimize government controls and reporting requirements. 

8 0 Minimize required capital outlay; 

a. Keep organization costs low 

9. Ability of syndicators to control property; 

a. Desireable to allow participation of equity investors in 

major decisions. and to facilitate additional equity capital 

if reqµired. 

A-1. A decision matrix was developed listing the various development 

objectives and points were applied to weigh the most effective 

fonn of ownership entity meeting the criteria. The higher the 

points available, the more irJl>ortant the criteria. Review of 

the matrix reveals the joint venture form of ownership to meet 

the objective requirements for this project above the other 

forms of ownership considered. 
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EXHIBIT F.2 

OBJECTIVES DECISION MATRIX 

OWNERSHIP ALTERNATIVES 
a. . -a·. - -c: .c .c 

I.LI 0 "' "' ..J 

~ 
.. .. 

a:i <II <II :5 c: c: <II 
I.I ... ... .. - .. .. :::J 

<C c: IO IO ... ::> a. a. c: 
<C <II >- - "'O > 
"' I.I IO <II 
I- c: .. ... ... z IO <II e c: I-- c: c: -SELECTION CRITERIA 0 <II <II - 0 I.LI Q.. I- <.:> -' .., a:: 

Avoidance of double tax 10 In '" q 10 B 

Abi I lty to pass income losses 15 15 15 14 15 0 

Maximum income tax deductions 8 8 7 6 8 4 

Favorable caoital aains 8 R R R R L. 

Limitation of liability 10 8 8 10 8 10 

Flexibility/allowed activities 7 7 7 4 7 0 
Ability to 

Participate in manaQement 10 10 10 •Ii 10 3 

Continuation of business 2 0 0 I 0 2 

Favorable imaQe/track record 10 3 8 4 10 4 

Minimize aov 1 t. controls 5 s 3 I i; 0 

Minimize reguired caeital 7 7 7 7 7 5 
Ability of 

Svndl oatnl" C!o· "Ontro I aror>£H"tv 8 i; 6 8 6 8 

TOTALS 100 86 89 77 94 48 = 

c: 
Q -... 
IO .. 
Q a. .. 
0 
u 

0 

0 

4 

2 

10 

4 

3 

2 

6 

I 

5 

7 

44 

... 
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EXHIBIT F.3 

ARCHITECTURAL STANDARDS AND COVENANTS 

PART A. GENERAL PROVISIONS 

A-1. TERM. These covenants are to run with the land and shall be 
binding on all parties and all persons claiming under them for a 
period of thirty years from the date these covenants are recorded, 
after which time said covenants shall be automatically extended for 
successive periods of ten years unless an instrument signed by a 
majority of the then owners of the lots has been recorded, agreeing 
to change said covenants in whole or in part. 

A-2. ENFORCEMENT. Enforcement of covenants shall come under the 
control of a Home Owners Association (except for architectural 
standards and review) to be set up in collaboration with the Developer 
and the land owners (see part·c). 

PART B. RESIDENTIAL AREAS 

B-1. ARCHITECTURAL CONTROL. No building shall be erected, placed, or 
altered on any lot until the construction plans and specifications 
and a plan showing the location of the structure have been approved 
by the Architectural Control Committee as to quality of workmanship 
and materials, hannony of design with existing structuras, and as to 
location with respect to topography and finish grade elevation. No 
fence or wall shall be erected without the approval of said committee. 
The committe shall consist of three members, each being a representative 
of; the developer, town planning commission, and a lteff·~ember from 
the College of Architecture - VPl&SU or by a representative designated 
by a majority of the members of said committee. In the event of death 
or resignation of any member of the conmittee, the remaining members 
shall have full authority to designate a successor. 

B-2. LAND USE AND BUILDING TYPE. No lot shall be used for other 
than residential purposes exclusive of lots in parcel number 4 or 
unless approval is granted from the Architectural Control Committee. 
The following residential uses shall be permitted on all parcels 
with their respective location and areas binding: 

B-2a. SINGLE FAMILY DETACHED. 
Density. No more than 8 units per acre will be pennitted 
for single family detached use. 

Dwelling Size. No dwelling shall exceed two and one-half 
stories in height a~d a private garage for not more than 
two cars. The ground floor area of the main structure, 
exclusive of one-story open porches and garages, shall 
not be less than JIOO square feet for a one-story.dwell-
ing, nor less than 900 square feet for a dwelling of more 
than one-story. 
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EXHIBIT F.3 CONT 1 D 

Setbacks. No building shall be located on any lot 
neare• to the front lot line than 20 feet unless that 
structure is for garage use in which case a minimum of 
10 feet required. To encourage cluster development with 
zero lot line usage, no sideyard setbacks are required 
unless the lot is adjacent to a street in which case 
20 feet is required. A minimum distance of 15 feet must 
exist between structures on adjacent lots. 

Lot Area and Width. No building shall be erected on any 
lot having a width of less than 55 feet and an area of 
less than 4500 square feet. 

B-2b. ATTACHED SINGLE FAMILY - TOWNHOUSES. 
Density. No more than 14 units per acre will be permitted 
for townhouse use. 

Dwelling Size. Limitations for single family attached are 
to be the same as for single family detached. 

Setbacks. Front yard and side yard distance frum streets 
are the same as for single family detached. A minimum 
distance of 10 feet is required between end units. 

Lot Width. No building shall be erected on any lot 
having a width of less than 24 feet. 

B-2c 0 APARTMENTS. 
De~elopment standards shall follow those outlined in the 
R-16 town ordinance except for the following: 

A maximum density of 25 units an acre. 
Apartments shall not be erected on a parcel which 
also contains single family units unless approved 
by the Architectural Control Committee. 

-- A minimum setback from an adjacent parcel of single 
family development of 35 feet. 

B-3. L~NO DE~ELOPMENT. Wor.aJJ resldential··uias the·L~hd Use lntansity 
standards established by the FHA shall be implemented concern-
ing minimum open space and recreation area, and the minimum 
number of parking spaces required. The maximum land use indexes 
for the three types of residential housing are as follows: 

--Single family detached= 4.o 
--Single family attached = 4.8 
-- Multi-unit apartments = 6.o 

The preservation of existing major trees, common green space, 
streetscaping, and under-structure or garage parking is strongly 
encouraged. 
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EXHIBIT F.3 CONT'D 

B-4. EASEMENTS. Where no alleys are provided, an easement is hereby 
reserved over the rear five feet of each building lot for 
utility installation and maintenance. 

B-5. NUISANCES. No noxious or offensive activity shall be carried 
on upon any lot, nor shall anything be done thereon which may 
become an annoyance or nuisance to the neighborhood. 

B-6. TEMPORARY STRUCTURES. No structure of a temporary character, 
trailer, basement, tent , shack, garage, barn, or other out-
building shall be used on any lot at any time as a residence 
either temporary or permanently. 

B-7. SIGNS. No sign of any kind shall be displayed to the public 
view on any lot except one square foot, or a sign of not more 
than five square feet advertising the property for sale or 
rent. Commercial signs shall comply with town ordinance. 

B-8. OIL AND MINING. No oil drilling, oil development operations, 
or oil refining of any kind shall be permitted on any lot. 

B-9. LIVESTOCK AND POULTRY. No animals, livestock, or poultry of 
any kind shall be raised, bred or kept on any lot, except for 
dogs, cats, or other household pets. 

B-10. GARBAGE AND REFUSE DISPOSAL. No lot shall be used or maintained 
as a dumping ground for rubbish. Trash, garbage or other waste 
shall not be kept except in sanitary containers. 

B-1 I. WATER SUPPLY. No individual water supply or disposal system 
shall be permitted on any lot. 

B-12. FENCES. No fence, wall, hedge, or mass planting shall be permitted 
unless approved by the Architectural Control Committee. 

B-13. TRAILERS AND RV 1 S. The keeping of a mobile home or travel trailer 
either with or without wheels, on any lot is prohibited. A motor 
boat, house boat or other water vehicle can only be kept or 
stored if approved by the Architectural Control Committee, or 
by being parked in a specific designated compound area. 

B-14. ANTENNAS. No antennas or other communication equiptment shall 
be used. 

B-15. SOLAR RIGHTS. No building or structure of any nature, landscaping, 
vegitation, or other object may be erected or maintained in such 

'a manner as to entrude or encroach upon a particular roof space 
or area designed to collect sunlight for that period of time 
commencing at 9:00 a.m. true solar time, and continuing through 
3:00 p.m. true solar time on each day of the year. 
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EXHIBIT F.3 CONT'D 

PART C0 HOME OWNERS ASSOCIATION 

C-1. The owner of each building site to which these covenants apply 
is required to become a member of said Home Owners Association. 

c-2. The purpose of the association is to collect assesments from 
members for use towards maintenance of common areas, enforcement 
of community regulations, and payment of property taxes on common 
areas. 

C-3. Every person who is a record owner of any lot shall be a member 
of the association. All members shall be entitled to one voting right 
for each lot which they hold interest including the Developer. 

C-4. The initial board of directors for the Home Owners Association 
s~all consist of 7 members as appointed by the Developer. Following 
the sale of 33% of the available lots, 2 of the 7 positions will be 
made available to the residents as appointed by the board. Two 
additional positions will become available to residents each time 
following the sale of 66% and 811/o of the Jots. After 95"/o of the lots 
have been sold, the entire board will be comprised of the residents 
of the community. 
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EXHIBIT G. I 

TARGET MARGET TELEPHONE SURVEY 

INTRODUCTION: 

Hello, my name is • I 1 m a student at Tech -------
in the college of Architecture. We are conducting a housing 

market survey of Blacksburg residents to find out peoples' 

satisfaction with their present living accomadations. The 

purpose of this survey is to aid a group of graduate students 

preparing recommendations for future housing in Blacksburg. 

Your responses are confidential and you will not be identified 

as an individual. Would you mind answering a few questions ? 

Thank you. 

(I) What type of dwelling are you presently living in? 

a) Apartment d) Single Family Detached House 
b) Townhouse e) Other 
c) T ra i 1 er 

(2) Do you rent or own ? 

a) Rent b) Own 

(3) How many adults 1 i ve in your household ? 

a) I d) 4 
b) 2 e) 5 
c) 3 f) Greater than 5 

(4) How many children live in your household ? 

a) 0 d) 3 
b) I e) 4 
c) 2 f) 5 or more 

(5) How many bedrooms are in your dwelling ? 

a) 0 d) 3 
b) I e) 4 
c) 2 f) 5 of more 

( 6) How many fu 11 bathrooms are in your dwelling ? 

a) J b) 2 c) 3 
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EXHIBIT Gel CONT'D 

INTRO. CONT'D: 

(7) How many half baths ? 

a) 0 b )• ! c) 2 

(8) How many floors (or levels) are there ? 

a) I c) 3 
b) 2 d) 4 

*"~~ (9) The front of your dwelling looks onto? 

a) Street d) Footpath 
b) Parking lot e) Neighbors back yard 
c) community yard area 

-;.., • .,., (10) The back of your dwelling looks onto? 

a) Nothing d) Private backyard 
b) Street e) Public open space 
c) Parking lot 

(I I) How long have you lived in your present home? 

a) 
b) 

year or less 
- 3 years 

c) 3 - 5 years 
d) more than 5 years 

(12) How long have you lived in Blacksburg? 

a) 
b) 

year or less 
- 3 years 

c) 3 - 5 yea rs 
d) more than 5 years 

(13) How many cars does your household have ? 

;'d;--k (14) 

a) 0 d) 3 
b) I e) 4 
c) 2 

Think back to before you moved to your present address 
what were some of your reasons for moving here ? 

.... 
a) Location d) The layout of the dwelling 
b) Price e) The quality of the construction 
c) Friends live here f) The amenities offered 

~\ D- \\ .. ,; '"- .·.i 

( 15) Would you use the same guidelines to select your next dwelling ? 

a) Yes b) No 

{16) Are satisfied where you presently live? 

a) Yes b) No 

7rl>* = Re-aQ each possible answer along with the question. 
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EXHIBIT G.I CONT'D 
Section II-A 

DISSATISFIED: 

-k-;'d: 

~·:** 

(I) Are you actively looking for a new place to live? 

a) Yes b) No 

(2) What form of dwelling would you 1 i ke to live in ? 

a) Apartment d) Single fam i 1 y detached house 

(3) 

(4) 

b) Townhouse e) Other 
c) Trailer 

If you had your choice, where would your family prefer 
your mea 1 s ? 

a) Eat-in kitchen 
b) Combined living-dining 

How many bedrooms would you 

a) 0 
b) I 
c) 2 

area 

need ? 

d) 3 
e} 4 

c) Separate dining 

f) 5 or more 

to eat 

area 

7~ (5) How many bathrooms would you like? 

a~ One full bath c) Two full baths 
b) One full bath plus a half bath 

for guests 
d} Two full baths plus 

a half bath 

7>** (6) In your kitchen which of the following would you pay extra 
for ? 

a) Microwave oven 
b) Garbage disposal 
c) Dishwasher 

d) Ice maker in the freezer 
e) Trash compacter 
d) None 

7d~k (7) Which of the following features would you pay extra for in 
the masterr bathroom ? 

a) Ceramic tile on the walls 
b) Tile on the floor 

d) Storage closet for towels 
and toiletries 

e) None 

~-J..-k (8) In the master bedroom which of the following features would 
you pay extra for ? 

a) Walk in closet c) Full length mirror 
b) Fi replace d) Private patio or balcony 

e) None 
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EXHIBIT G0 I CONT'D 
DISSAT. CONT'D: 

*"~-k (9) Which of the following features would you pay extra for? 

a) Washer and dryer in d) Centra 1 air conditioning 
the dwelling e) An extra room or space to 

b) Fi replace in the used as a den, study, or 
1 iv i ng room hobby room 

c) Garage f) None 

~~~~(10) In terms of walking distance, how close to Va. Tech would 
you like to live? 

a) Less than 5 minutes 
b) Less than 15 minutes 

c) Distance from Tech isn't 
important 

(II) Is a home that requires little or no maintenance important 
to you ? 

a) Yes b) No 

~-~'n':(l2) In termsof total occupancy cost ('ie; erther rent exclusive 
of utilities or mortgage payment plus insurance and taxes) 
what is the maximum amount you would pay per month to the 
nearest $100 ? 

a) Less than $300 d) $500-$600 
b) $3 00-$400 e) $600-$700 
c) $400-$500 f) $700-$800 

g) More than $800 

be 
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EXHIBIT G~I CONT'D 
Section 11-B 

SAT I SFJ ED~ 

_,_._,_ ( I ) ..... "' .. , What are the reasons you like where you presently live? 

a) Location 
b) Neighbors 
c) The layout of the 

dwe 11 i ng 

d) The size of the dwelling 
e) Quality of construction 
f) Amenities of the development 
g) Other 

(2) What would encourage you to move ? 

a) Better location d) Larger dwelling 
b) Cheap financing e) Other 
c) More amenities 

Section III 

GENERAL QUESTIONS AND CLOSING 

(I) How much longer do you plan to live in Blacksburg ? 

a) 
b) 

year or 1 ess 
- 3 years 

c) 3 - 5 yea rs 
d) More than 5 years 

(2) Given the quality of housing available, do you think home 
prices are too high in Blacksburg ? 

a) Yes b) No c) Don't know 

(3) How do you rate Blacksburg with other college towns you 
might have lived in ? 

a) Better c) Worse 
b) Same d) Don't know 

THANK YOU FOR YOUR TIME AND CONSIDERATION. GOOD BYE. 
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EXHIBIT H. I 

LAND USE .. I NT ENS ITY RATINGS 

L! ~IT /S I Z E: • • • • • • 0 0 • • 12 Townhouse units at 1200 s.f. each 

LAND USE INTENSITY RATING: •• 4.6 

FLOOR AREA RATIO: 

TOTAL OPEN SPACE: 

LIVIBILITY SPACE: 

RECREATION SPACE: 

TOTAL CAR RATIO: 

UNIT/SIZE: •••• 

0 • • 0 •• 0 .. 303 

• • • • 0 • 34,560 s.f. 

• 0 • • • • 21 , 600 s 0 f 0 

0 0 0 ••• 2,160 s.f. 

(factor 2.4) 

(factor 1.5) 

(factor .15) 

0 • • • • • 1.4 or 17 spaces 

• • • • • • 12 Townhouse units at 1400 s.f. each 
.,_ 

LAND USE INTENSITY RATIO: ••• 5.0" 

FLOOR AREA RATIO: 

TOTAL OPEN SPACE: 

LIVIBILITY SPACE:. 

RECREATION SPACE: 

TOTAL CAR RAT I 0: 

UNIT/SIZE: 

0 • 0 • • • o.4oo 

0 • • • 0 • 3 o, i4o s • f. 

18,480 s.f. • • • • • • 

• • 0 • • • 2, 184 s.f. 

(factor 1.8) 

(factor I. I) 

(factor • 13) 

• • • • • • 1.2 or 15 spaces 

• • • • • • 6 Detached Single-Family units at 1300 s.f. 

LAND USE INTENSITY RATIO: ••• 3.8 

FLOOR AREA RATIO: 

TOTAL OPEN SPACE: 

LIVIBILITY SPACE: 

RECREATION SPACE: 

TOTAL CAR RAT I 0: 

.,_ 

• • 0 • • • o. 174 

• • • • • • 34,320 s.f. 

• • 0 ••• 23,400 s.f. 

0 • • • • • 1,248 s.f. 

(factor 4.4) 

(factor 3.0) 

{factor • 16) 

• e • • • • 1.5 or 9 spaces 

" This is above recommended intensity for townhouses, consider I I units. 

1 Standards as established by FHA in 1963 for Planned Unit Developments. 



UNIT/SIZE: •••• 
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EXHIBIT H.I CONT'D 

LAND USE I NTENS_LTY RATINGS CONT 1 D 

0 0 0 • • • • 6 Detached Single-Family units at 1500 s 9 f, 

LAND USE INTENSITY RATING: ••• 4.0 

FLOOR AREA RATIO: 

TOTAL OPEN SPACE: 

LIVIBILITY SPACE: 

RECREATION SPACE: 

TOTAL CAR RATIO: 

• 0 0 0 0 • • 0 .. 200 

0 • 0 • ••• 34,200 s.f. 

• 0 • • • • • 23,400 s.f. 

0 0 0 • • 0 • 1,620 s.f. 

(factor 3.8) 

(factor 2.6) 

(factor .18) 

0 • • • 0 0 • I .4 or 9 spaces 

UNIT/SIZE: ••••••••••• 25 3-Story Apartments at 900 s.f. each 

LAND USE INTENSITY RATING: ••• 5.4 

FLOOR AREA RATIO: ••••••• 0.528 

TOTAL OPEN SPACE: • 0 • • • • • 31,500 s.f. 

LIVIBILITY SPACE: • • 0 • 0 • • 17,325 s.f. 

(factor I .4) 

(factor • 77) 

(-factor • 12) RECREATION SPACE:. • • • • 0 • 

TOTAL CAR RAT I 0: • 0 0 0 • • • I.I or 28 spaces 

LIVIBILITY SPACE INCLUDES= Lawn$, walk$, sHttng areas, unpaved ROWL~ 

RECREATION SPACE INCLUDES= Exterior areas improved for recreation of all.. 

TOTAL OPEN SPACE INCLUDES =Areas open for auto traffic and parking, 

offsite area credits, the livibility space, 

and the recreation space. 
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EXHIBIT H.2 

DEVELOPMENT C~TS FOR PRcWeS.ft ltNHS t 
.... 

"U Ol .... <: <: 0 

"' ·- ... .... _, -<>-. -:: . .... 0 ... ... ... . .... "' Ill cu i' ... "' 111...e "' "' Ill 0 ... ........ .... .,.,s .,: 
<: Ill Ill .... u. <: "U .... Ill 0 0 
0 "' 0 ... "' "U .... ·- ....... 0 <: .... ... a. 0 . .... "' ...,_ .,_Ill .... "' 111'- "' ... a. c...> CT :c 0 a. '° _, -:i: O•-

"U .... <: 
.,., 

Ill·- .0 .... <: ... "' Ill .... "' ... .... "' .... ·-Ill :::> Ill e- o- ·- ... .... "' ........ "' ... 411.J:: "'0 -0 "'0 e ·- ::I 0 ::I <: cu 0 0 o- ... "' ....... "'·- <: ... :c .... ~ I- :E: _, :E: :::> Q.. 
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32.17 3.63 1.01 .84 30.37 $36.447 1.31 $47.746 $53.051 $58.946 $5.305 

31.19 3.11 1.01 .84 29.10 $40.740 1.31 $53,369 $59.299 $65.888 $5.930 

32.72 7.74 1.01 .84 34.33 $44,628 1.33 $59.355 $69,830 $77,589 $10,475 
$74,196 $82,440 $14,840 

31.66 6.71 1.01 .84 32.55 $48,831 1.33 $64,945 $76,406 $84,895 $11,461 
$81, 181 $90,201 $16,236 

26.84 NA 1.01 .8'• 22.77 $20,500 1.25 $25,600 $26,880 NA $ 1,280 
$28, 160 $ 2,560 
$29,440 $ 3,840 

i< Amenities: Townhouse = Fireplace, Ful I Appl lances 
Amenities: Detached Single-Family= Fireplace, Full Appliances, Garage 

** Land costs are calculated as a percent of total project costs: Townhouses = 1<1'/o 

*""* Number of units per acre: 
Detached Single-Family= 15°/o & 20% 

Townhouses = 12 units Apartments = 5°/o, 1<1'/o, & 15% 
Detached Single-Family= 6 units 
Apartments = 25 units 

Project Cost For Townhouses: 
·carrying Charges 7'lo 
Arch./Eng. Fees 6% 

Project Cost For Detached Units: Project Cost For Apartments: 

Selling Fees 5°/o 
Permits 3% 
Site Work 4% 
Contingency 4% 

Total 31% 

Carrying Charges Tio 
Arch./Eng. Fees 6% 
Selling Fees 5"/o 
Permits 3% 
Site Work 8% 
Contingency ~ 

Total 33% 

t- From Marshall and Swift's Residential Cost Indexes, March, 1982 

Car~ylng Charges 6% 
Arch./Eng. Fees 6% 
Mangt. 2% 
Permits 3% 
Site Work 4% 
Contingency ~ 

Total 25°/o 

t "' ... cu·-
... <: 
0 :::> 
~ .... 
... 0 
Ill 

<>.. . 
0 

Ill z 
::I 
-c 
"'0 > 

"U 
-0 Ill 
<: "' "'"' _, '° 
$63,660 

$71.160 

$62,850 
$89,040 

$68,766 
$97,416 ..... 

~ 
ID 

$32,000 
$64,000 
$96,ooo 
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E~IBIT I. I 

OPT I MUM PARCEL 

DIVISION RATING PROCESS 

PHYSICAL DATA: DEVELOPMENT RATINGS: 

P1att # #I #2 #3 #4 P1att # #I #2 #3 #4 
lntegrety of Ownership I I 3 3 

Size 3 .15 3e69 1.78 2.09 Cost of Land 3 2 3 I 
(acre) Difficu1ty in Purchasing 2 I 2 3 
Depth 320 303 300 280 Access and Visibi1ity 2 2 I 4 

x x x x x Consistent Topography 3 2 4 4 
Width 375 530 250 285 Density Potential 3 4 I 2 

Development and Design 4 3 2 3 
% Slope 3-10 0-15+ 0-5 3-7 Potential 

Potential Commercial Use ..l 2 4 
No. of 
Platts 9 19 7 4 Total Each Parcel 19 16 18 24 

Tota1 Parcel Combination lL 
No. of 
Owners 9 II 3 3 Scale: I = very unsuitab1e 

4 = very suitable 
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EXH 18 IT I. I CONT 1 D 

I I 
I I 
I I 
I I 
I I 
I I 

~ 
I I 
I I 
I I 6 
I I 
I I 
I I 
I I 
I I 

•PHYSICAL DATA: DEVELOPMENT RATINGS: 

Platt # #2 #6 #4 Platt # #5 #6 #4 
lntegrety of Ownership t 3 3 

Size 5.93 2.85 2.09 Cost of Land 2 2 I 
(acre) Difficulty in Purchasing I 2 3 
Depth 525 345 280 Access and Visibility 4 2 4 

x x x x Consistent Topography 2 3 4 
Width 400 360 285 Density Potential 4 3 2 

Development and Design 4 4 3 
% Slope 3-15 0-15 3-7 Potential 

Potential Commercial Use ..l. I 4 -No. of 
Platts 25 11 4 Total Each Parcel 19 19 24 

Total Parcel Combination 62 
No. of 
Owners 17 5 3 Scale: I = very unsuitable 

4 = very suitable 
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-EXH I B IT I. I CONT 1 D 

I I 
I I 
I I 
I I 
I I 
I I 

7 
I I 
I I 
I I . 8 
I I II 

11 
I I I J 
I I I I 
I I II 
I I 11 , I II . , 

PHYSICAL DATA: DEVELOPMENT RATINGS: 

Platt # #Z #8 #4 Platt # #z #8 #4 
lntegrety of Ownership I I 3 

Size 4.02 4.76 2.09 Cost of Land 2 2 I 
(acre) Difficulty in Purchasing 2 2 3 
Depth 525 400 280 Access and Visibility 3 3 4 

x x x x Consistent Topography 3 2 4 
Width 300 350 285 Density Potential 3 4 2 

Development and Design 2 4 3 
% Slope 3-15 0-15 3-7 Potential 

Potential Commercial Use I I 4 
No. of 
Platts 14 21 4 Total Each Parcel 17 19 24 

Total Parcel Combination 60 
No. of 
Owners 11 10 3 Scale: I = very unsuitable 

4 = very suitable 
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EXHIBIT I.I CONT'D 

PHYSICAL DATA: DEVELOPMENT RATINGS: 

Platt :d_ #9 #10 #I #4 Platt # #9 #10 #I #4 
lntegrety of Ownership I 3 I 3 

Size 2..84 .2.79 3 .15 2.09 Cost of Land 3 2 3 I 
(acre) Difficulty in Purchasing 2. 3 2 3 

.Depth 285 365 320 280 Access and Visibility 2 3 2 4 
x x x x x Consistent Topography 2 4 3 4 

Width 510 525 375 285 Density Potential 3 3 3 2 
Development and Design 3 3 4 3 

% S 1 ope 5-15 3-7 3-10 3-7 Potential 
Potential Commercial Use ..J. I 4 

No. of 
Platts 12 15 9 4 Total Each Parcel 17 22 19 24 

Total Parcel Combination 82 -No. of Scale: I = very unsuit~ble Owners 11 5 9 3 4 = very suitable 



EXHIBIT I.Z 

MARKET COMPRABLE SALES 

SALE NO. 2 3 4 s 6 7 8 9 

ZONING R-16 R-16 R-16 R-16 R-16 R-16 R-16 R-16 R-16 

LOCATION Price's Orchard Price's Price's Turner Turner Perry St. Price's Price's 
Fork Ext. St. Fork Ext. Fork Ext. St. St. Fork-Rd •. Fork/Webb 

OWNER D. Perry D. Perry State of State of Noonkester Winn VPI State of Jones 
Va. Va. Va. 

SALE DATE 10/78 10/79 Presently Presently 10/77 2/74 12/75 1/78 5/74 
For Sale For Sa le 

STRUCTURES Several Lot lot lot House House lot Old House Fa Ir House 
Houses 

MAJOR ROAD Yes No Yes Yes Yes Yes No Yes Yes 
FRONTAGE 

SQ.. FT. AREA 23, 174 20,996 13,416 8,799 12,920 16,n5 19,375 15,000 10,000 ...... 
~ 
(.J1 

SALE PRICE 1.61 2.38 3.00 2.50 1.93 1.20 1.91 1.50 2 .15 
PER SQ.. FT. 

PRICE PER . 3,700 5,S55 10,068 NA 8,333 3,333 4,637 4,283 21,500 
ALLOWABLE UNIT (I 0) (9) (4) (3) (6) (8) (5) (I) 
(25 units/acre) 

ADJUSTMENTS 

TIME ADJUST 
(.OD6/mo. to 1.23 1.16 Same Same 1.31 1.57 1.44 1.29 1.55 
Jan. 1982) 

i.~ 

tlPJE ADJUST 
VALUE PER SQ.. FT• 1.99 2.77 Same Same 2.52 1.88 2.75 1.93 3.34 

T!HE ADJUST 
VALUE PER UNIT 4,551 6,444 Same Same 10,916 5,233 6,677 5,517 33,368 

NA~ Not Applicable 
••• c Not Available 



EXHIBIT I.2 CONT'D 

WIRKET COMPRABLE SALES CONT ID 

SALE NO. 10 11 12 13 14 15 16 17 18 

ZONING R-16 R-16 R-16 R-16 R-16 R-16 R-16 R-16 R-16 

LOCATION Price's Price's Barger Barger Barger Barger Barger Barger Gilbert Fork/Webb Fk./Orch. St, St, St. St, St. St. St. 
OWNER Teske H, Hurst H, Hurst 

Leasing 
H, Hurst Rose H. Hurst Clement 

SALE DATE 8/76 11/77 6178 11/77 11/77 11/77 4178 1176 8176 

STRUCTURES lot lot 2-Bldg, House House House House House Apt. House (apts.) 
I-' W\JOR ROAD Yes No No No ~ Yes No No No No °' FRONTAGE 

SQ. FT. AREA, 15,095 28,257 23,522 7 ,405 8,799 6,969 9,017 9, 191 13. 068 

SALE PRICE 1.52 1.59 3.61 3.54 3.57 3.75 2.66 3.26 2. 14 PER SQ. FT. 

PRICE PER 4,600 3,214 7,727 NA NA NA NA NA 9,316 ALUMABLE UNIT (5) ( 14) (II ) (3) (25 units/acre) 

ADJUSTMENTS 

TIME ADJUST 
(.006/mo. to 1.39 1.30 1.26 1,30 1.30 1.30 1,27 1.43 I .39 Jan. 1982 

TIME ADJUST 
VALUE PER SQ, FT. 2, II 2.07 4,54 4.60 4.64 4,89 3.38 4.67 2.97 
TIME ADJUST 
VALUE PER UNIT 6,396 4, 178 9,721 NA NA NA NA NA 12,950 



EXHIBIT I.3 

C-1 COMMERCIAL SALES 

SALE NO. <;I C2 C3 C4 cs C6 

ZONING C-1 c-1 C-1 C-1 C-1 C-1 

LOCATION N. Main/ 601 N. Main/ 318 N. Main Roanoke/ 
Turner N. Main G Iles Rd. N. Main Church St. 

<1WNER Bank of Bank of Foresman Foresman Nu Prime 
Christ. Christ. 

SALE DATE 417~ 11/74 8177 7/74 3/79 8/81 

STRUCTURES Park Lot Dank Lot House House New Savings ,_. 
& Loan ~ 

-...! 

SQ. FT; AREA 9,578 22,892 29,260 50,965 13,o68 12,584 

TOTAL SALE 65,000 100,000 115,000 91,500 80,000 95,000 
PRICE 

SALE PRICE 6.66 4.37 3.93 I .Bo 6.12 1.10 
PER SQ. FT. 

TIME ADJUST 1.64 1.68 NA 1.72 1.27 NA 
(.008/mo. to 
Jan. 1982) 

TIME ADJUST 10.92 7.37 6.49 3.10 1.18 
VALUE PER SQ.. FT. (present 

listing 
price) 



EXHIBIT I.4 
KAR KET C OHPRAB LE VA LUA Tl ON 

Value B~ Sguare Foot Method rVsilue Bx Unit Method I 1 lme Adjusted Adjusted Cost 
Subject Host Similar Cost Per Sq. Ft. Per Sq. Ft. Subject Total Price Units Al low. Value at 
Platt No. To Comprable No. of Comprab le of Subject Size of Subject on Subject $5,570/unlt 

PARCEL NO. I 

100 4 2.50 2.50 12,632 31,581 3 16,710 

105 I 0, 11 2.01-2.11 2.30 12, 197 28,052 w/l07 
106 10, I I 2,07-2.11 1.65 3,920 6,468 w/107 
107 I 0, 11 2.01-2.11 2.10 7,535 15,824 II 61. 220 

102 2,5,6,7 1.88-2. 75 2.40 17,424 41,818 6 33,420 

99 2,5,6,7 1.88-2.75 2.20 ll ,344 46,957 9 50,130 

98 2,5,6,7 1.88-2.75 2,48 15,682 38,900 5 27,850 

97 2,5,6,7 1.88-2.75 2.55 29,360 74,868 15 83,550 

96 6,8 1.88-1.93 1.85 17,424 lla.W! 6 ll...ill. 
,__. 
~· 

00 
$)16,702 $306,JOO 

PARCEL NO. 2 

131, 132 6,8 1.88-1,93 1.85 7, 146 13 ,220 w/133, 134 

133,134 9,15,16 3.34-4.89 4.80 8,100 38,880 5 27,850 

127 2,7,10,11 2.01-2.75 2.10 8,973 18,843 w/130 

130 5, 15 2.52-4.89 4.oo 7,405 29,620 6 33,420 

128 5, 13, 14, 15, 17 2.52-4.89 3.75 8,799 ' 32,996 I w/150 

129 5, 13, 14, 15, 17 2.52-4,89 3.75 7,405 27,768 w/150 

147 5, 13, 14, 15, 17 2.52-4.89 4.20 9, 191 38,602 w/150 

149 5, 13, 14, 15, 17 2,52-4.89 3.25 8,712 28,314 w/150 

150 5,13,tl+,15,17 2,52-4.89 2.10 6,969 14,634 23 128, 110 

151 9,13,14 3.34-4.64 4.oo 19,602 78,408 w/152 

152 2, IO 2.11-2.38 1.40 17,424 !!!..ill 20 111,400 

$345,678 $)00, 780 



EXHIBIT I;4 CONT'D 
MARKET COMPRABLE VALUATION CONT~O 

Value B:i: Sguare Foot Method ' (Value By Unit Method '-J 
Time Adjusted Adjusted Cost 

Subject Most S Im I I a r Cost Per Sq. Ft. Per Sq. Ft, Subject Total Price 1' Un I ts A I I ow, Value at 
Platt No. To Comprable No. of Comprable of Subject Size of Subject on Subject $5,570/unit 

PARCEL NO, 3 

91,92 I ,3 ,4 1.99-3.00 1,65 5,445 8,984 w/94 

93 3,4 2.50-3.00 2,50 4,356 10,890 w/94 

94 3,4 2.50-3.00 3.00 13 ,068 39,204 10 55,700 

95 6,8 1.88-1.93 1.55 14,810 22. 955 5 27,850 

139 12, 14 4.54-4,64 s.20 13. 068 67,954 w/138 

138 2,4, 10, 11 2.01-2.70 1.50 14,374 21,561 13 72,410 

135 6,8 1,88-1.93 I ,40 11 ,325 15,855 2 1I,140 

137 12, 14 4.54-4.64 4,50 23,522 105,850 II 61 ,270 ...... 
.i::. 
<.O 

143 12, 14, 17 4,54-4.67 5.40 8,276 44,690 w/146 

145 13,14,15 4.60-4.89 4.85 6,969 33,800 w/146 

146 13,14,15 4.60-4.89 4.85 9,017 ~ 11 ~ 

PARCEL NO, 4 
~412.421 $289.640 

153,154 C3,C4 3,10-6.49 5.25 50,965 267,566 NA NA 

155 cs, 15 4.54-6.12 6.25 27,007 168,793 NA NA 

156 cs 6.12 6.25 13,068 81 ,675 NA NA 

~218.034 

* Maximum number of units under R-16 Is 25,-9,000 sq, ft, for first unit and 1,440 for each additional, 
NA= Not applicable 



EXHIBIT I.5 
ASSESSMENT VALUATION 

.. .. Present Time Present T lmt: 
Subject Assessment Adjusted Subject Total Price SuQject Assessment Adjusted Subject Total Price Platt No, Value/Sq, Ft. Value/Sq, Ft, Size of Subject Platt No, Value/Sq, Ft. Value/Sq, Ft. Size of Subject 

PARCEL NO. I PARCEL .NO. 2 

100 .55 .55 12,632 6,950 131 t~ 134 3.35 4.19 15,246 63,911 

107 .23 .29 7,535 2, 163 127 .56 .JO 8,973 6,250 

106 .23 .29 3,920 I, 137 130 ,81 1.01 7,405 7,500 

105 .25 • 31 12, 196 3,750 128 3.57 4.46 8,799 39,265 

102 1,31 1.64 17,424 28,531 129 3.54 4.43 7,405 32,768 

99 1.01 1.34 21,344 28,500 147 3.26 4.08 9, 191 37 ,4511 

98 1.56 1.95 15,682 10,625 149 2.63 3.29 8,712 28,625 

97 1.10 2.13 29,360 62,500 150 .86 I ,08 6,969 7,500 

96 .98 1.22 17,424 !Lill 151 2.35 2.91, 19,602 57,581 ..... 
U1 

~18~ 1 406 152 .23 .29 17 ,424 -2....QQQ 0 

PARCEL NO. 3 
~28~,8~~ 

95 1.01 1.27 14,810 18,750 PARCEL NO. 4 

94 .55 .55 13,068 7, 169 153, 154 4.20 5.25 50,965 267,567 

93 .55 .55 4,356 2,396 155 6.12 7.65 27, ;JO] 175,547 

91,92 .55 .55 5,445 2,995 156 6.12 7.65 13 ,068 85,000 

139 5.51 6.89 13,068 90,006 ~~28, 114 

138 .42 .52 14,374 7,500 

135 1,24 1,55 I :1, 325 17,500 

137 3.61 4.51 23,522 106,143 * Assessments are adjusted approximately 25% for time 
since last assessment except for state or town land. 

143 6.47 8.09 8,276 66,956 

145 3.7b 4.70 6,969 32,757 

146 4,03 5.04 9,017 45,423 

$197,595 
i 
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EXHIBIT I.6 
LAND VALUATION BASED ON 

DEVELOPMENT C~TS FOR PR~Sf~ !:INHS t 

.µ 

"U °'"-c c 0 

"' ·- L. .µ _, 

.; ·!: . ... u -CL 
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32.17 3.63 I, 01 ,811 30.37 $36,447 I. 3 I $47,746 $53,051 $58,946 $5,305 

31.19 3, II 1.01 ,84 29, 10 $40,740 I ,31 $53,369 $59,299 $65,888 $5,930 

32.72 7.74 1.01 .84. 34.33 $44,628 I .33 $59,355 $69,830 $77 ,589 $10,475 
$74,196 $82,440 $14,840 

31,66 6, 71 1.01 .84 32.55 $48,831 1.33 $64,945 $76,406 $84,895 $11,461 
$81, 181 $90,201 $16,236 

26.84 NA 1.01 .84 22,77 $20,500 1,25 $25,600 $26,880 NA $ 1,280 
$28, 160 $ 2,560 
$29,440 $ 3,840 

"'Amenities: Townhouse= Fireplace, Full Appliances 
Amenities: Detached Single-Family= Fireplace, Full Appl lances, Garage 

** Land costs are calculated as a percent of total project costs: 

>r:rlc Number of units per acre: Townhouses = 12 units 
Detached Single-Family= 6 units 
Apartments = 25 units 

Townhouses = 10'/o 
Detached SI ng le-Fam II y = 15°/o & 20'/o 
Apartments = 5°/o, 10'/o, & 15°/o 

Project Cost For Townhouses: Project Cost For Detached Units: Project Cost For Apartments: 
Carrying Charges 7'/o 
Arch./Eng. Fees 6% 
Se 111 ng Fees 5°/o 
Permits 3% 
Site Work 4% 
Contingency lflo 

Total 31% 

Carrying Charges 7'/o 
Arch./Eng. Fees 6% 
Selling Fees 5°/o 
Permits 3% 
Site Work 8'/o 
Contingency _!f'i£ 

Total 33% 

t- From Marshall and Swift's Residential Cost Indexes, March, 1982 

Carrying Charges 6% 
Arch./Eng. Fees 63 
Mangt.· 2% 
Permits 3% 
Site Work 4% 
Contingency 4% 

Tota 1 25°/o 

~~ en 
.µ 

Q) ·-
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0 :::> 

<( ..... 
.... 0 
Q) 
a.. . 

0 
Q) z 
:> 

- c 
"'0 > 

"U 
" QJ c"' 
11)"' _,al 

$63,660 

$71. 160 

$62,850 
$89,040 

$68,766 
$97,416 

$32. 000 
$64,ooo 
$96,ooo 
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EXHIBIT I.7 

LAND VALUATION GRAPHS 

LAND VALUATION WITH RESPECT TO 
PURCHASEABILITY OF ASSISTANT PROFESSORS 

Land Value At IO',(, Of Unit Prl ce Land Value At I S°lo Of Unit Price 
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i 40. 
SS. 
St; . - . -l-- . -

/0% 11i · IOI\ 10-; //S /<If 13.f I-fl rST 
Interest Rate lnten!st Rate 

TARGET AARl<ET . • Assistant Professor 

AVERAGE ANNUAL INCOME • $22,650 

SPENDABLE INCOME FOR HOUSING . • $6,002 (26,5% of Income) 

PERCENTAGE OF MORTGAGE LOAN TO PR ICE , . • 8~ 
MORTGAGE PERIOD ••• 30 Years 

INTEREST RATE RANGE 

TYPE OF UNIT FOR TARGET AARl<ET , 

NUMBER OF UNITS PER ACRE ••• 

At Mortgage 
Interest Rate of: 

I~ 
11% 
12% 
13% 
14% 
15% 

Mort age 
Constant 
.106079 
.115025 
.124144 
.133411 
.142803 
• 152300 

10-15% 

• Townhouse (2-3br,, 1200-1400 s,f,) 

10-14 

Affordable Sales 
Price of Unit is: 

$70,725 
$65,225 
$60,434 
$56,235 
$52,537 
$49,261 
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EXHIBIT I.7 CONT'D 

LAND VALUATION WITH RESPECT TO 
PURCHASEABILITY OF ASSOCIATE PROFESSORS 

Land Value At IS°k Of Unit Price Land Value At 2(1'h Of Unit Price 

~ I ., ~ 

11S 

I Ju 
., /JS 

0 I.la -
0 g /-.0 
o 1/S . 

110 

<U let> .. 
u /CO 
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<U '10 a.. 

"" gs 
'lO 
7s 
?o 
iS-
,0 

-··-- - --

I 
I ----+--
i 

<U ... 
u 
~ .. ... 

/01. Ill. /;l I#: 1'1% I~ 

Interest Rate 

TARGET MARKET • , •• , 

AVERAGE ANNUAL INCOME • 

SPENDABLE INCOME FOR HOUSING. 

O• /IS 

.._. 110 

f I 
.';i /00 

~ 'f$' 
a.. 90 

er 

------~-- ........ 

J1''i 11r I~ /iZ li't 1~"1. 

Interest Rate 

, , Associate Professor 

•••• $28,557 

• • $7,568 (26.5% o' lneome) 

PERCENTAGE OF MORTGAGE LOAN TO PRICE. , 80',? 

MORTGAGE PERIOD , , . . . . . 
INTEREST RATE RANGE 

TYPE OF UNIT FOR TARGET MARKET, 

NUMBER OF UNITS PER ACRE. , ; • 

At Mortgage 
Interest Rate of: 

I O't, 
11% 
12% 
13% 
14% 
15% 

• , 30 Years 

10-15% 

Oetached Single-Family 
(1300-1500 s.f .) 

• • • 5-8 

Mortage 
Constant 
, 106079 
.115025 
,124144 
.133411 
, 142803 
.152300 

Affordable Sales 
Price of Unit Is: 

$89, I 79 
$82,243 
$76,202. 
$70,909 
$66,245 
$62,114 
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EXHIBIT I.8 

AFFORDABILITY CALCULATIONS 

SUMMARY OF AFFORDABILITY 

BASED ON LAND VALUE 

Unit Type: Townhouses 

Target Market: Assistant Professors earning an average of $22,650 

a year. 

Proposed Development Valuation: Selling price range• $59,000 to $65,000 

Land value per unit ~ $5,833 

Land value per acre = $70,000 

Most Probable Cost of Land: $10,000 per unit at 12 units per acre. 

$120,000 per acre. 

At T~e Most Probable Cost of Land, 

The Minimum Sales Price For A Unit Would Be: $64,000 for a 1200 s.f. unit. 

$69,300 ·for a 1400 s.f. unit. 

Affordable Sales Prices For Target Market 

of Assistant Professors At Various Interest Rates: 

Interest 
Rate 
I C1'.4 
11% 
12% 
13% 
14% 
15% 

Affordable Sales * 
Price of Unit 
$70,725 
$65,225 
$60,434 
$56,235 
$52,537 
$49,261 

Summary For Townhouses: Interest rates must drop to II to 12% for this 

market group to be able to purchase townhouses at proposed develop-

ment land valuation. The rates would have to drop additionally to 

10'.4 or less for this group to afford a unit at the most probable 

valuation of the land. 

*Affordable sales price is calculated by: 

. s endable income 26. % of income 
sales price = mortgage constant Interest rate 

at 30 years) 
.;. % of ~ortage loan 

(75%) 
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EXHIBIT I.8 CONT'D 

SUMMARY OF AFFORDABILITY 

BASED ON LAND VALUE 

Unit Type: Detached Single-Family 

Target Market: Associate Professors earning an average of $28,557 

a year. 

Proposed Development Valuation: Selling price range= $76,000 to $85,000. 

Land value per unit $11,666 

Land value per acre $70,000 

Most Probable Cost of Land: $20,000 per unit at 6 units per acre. 

$120,000 per acre. 

At The Most Probable Cost of Land, 

The Minimum Sales Price For A Unit Would Be: $79,300 for a 1300 s.f. unit. 

$84,900 for a 1500 s.f. unit. 

Affordable Sales Prices For Target Market 

of Associate Professors At Various Interest Rates: 

Interest 
Rate 

I O'/o 
11% 
12°/o 
13% 
14% 
15% 

Summary For Detached Single-Family: 

Affordable Sales 
Price of Unit 

$89,179 
$82,243 
$76,202 
$70,909 
$66,245 
$62, I 14 

Interest rates would have to drop 

to approximately 10.5% for this market group to purchase Detached 

Single-Family units for either valuation. 
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EXHIBIT I.9 
RETURN ANALYSIS GRAPHS FOR APARTMENTS 

LAND VALUATION AND IRR 

Land Valuation 
-··-----------
' \. 

FOR APARTMENTS 

Internal Rate of Return 
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/I~ Ji: ts:% 
Percentage of Land to Project Cost Interest Rates 

TARGET MARKET • • • • • • Graduate St. HOLDING PERIOD • • 7 Years 

UNIT TYPE • • • •• Apartment 

SIZE •••• • • 900 s. f. 

CONST. COST HARD ••••• 22.77 s.f. 

PROJECT COST MULTPLI ER. • I, .25 

TOTAL COST PER APT •••• 25,600 

LAND VALUE-PER UNIT: 

At S'% of prpje~t cost.~ 1,280 

At. lOX. of projec~. cost_ .... 2,560 

At. JS'% of projec_t-c:ost .. 3,640 

RENTAL RATE • • • • • • 325/mo. 

OPERATfNG EXPENSES •• • 33% 

NET OPERATING INCOME •• 2,600 

DEPRECJAT I ON HETHOO •• Stra I ght 
Line 

BUILDING LIFE • • • 15 Years 

CAPITALIZATION RATE 12 % 

REQUIRED RETURN •• • • 12 % 
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A LAND ACQUISITION FEASIBILITY 

ANALYSIS PROCESS 

by 

James Wayne Gosnell 

(ABSTRACT) 

This study offers an interpretive assessment of how a land feasi-

bility acquisition analysis might be performed. A discussion of the 

process which was utilized in presenting a "data packet" of all rel-

evant information for developing a proposed site is provided. Addition-

ally, a discussion of possible development sceanrios and several meth-

ods of valuation of the subject site was performed. Finally, an anal-

ysis and feasibility of the most likely development occurrence for the 

subject site is included. 
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