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Alternative A is a new interstate highway on new location immediately north of 
the I-77/I-81 overlap section (see Figure 1). The new highway would be 
designated as I-81, while the roadway section currently co-designated as I-77 and 
I-81 would be redesignated as I-77.  

Construction of Alternative A would require the relocation of families, 
businesses, farms, and community facilities. This report is an estimate of the 
number of takings that would occur, the characteristics of those being relocated, 
and the impacts the takings would have on the social and economic conditions in 
the region. Figure 1 shows the locations of the buildings that would be affected 
by Alternative A. 

The number of takings and characteristics of the takings were estimated through 
the use of 2000 U.S. Census data, information from the Wythe County 
Commissioner of Revenue, a real estate Multiple Listing Service (MLS), and a 
Geographic Information System (GIS) analysis. Structure impacts were 
determined by digitizing the buildings and overlaying Alternative A on 
aerial images. This report analyzes a 500-foot width corridor with 500-foot offsets 
at the interchanges. All buildings within this corridor are assumed to be takings 
for the purpose of this report. However, this is a conservative estimate and the 
actual number of takings is expected to be reduced as the project design is 
advanced and the roadway right-of-way requirements are determined. 
Parcel information was used to determine the use of the structures. No property 
owners were contacted about the potential displacements.  

Existing Conditions and Potential Impacts: 
Residential 

This section describes the number of residential takings required for construction 
of Alternative A. Also found in this section are the characteristics of the 
displaced households (based on 2000 U.S. Census data), specifically race, age, 
income levels, and information on home occupancy. 

The effect of the residential takings on the community is also described in 
this section. Impacts include disruptive effects on the community, such as 
separation of residences from community facilities or separation of neighbors, 
and impacts on housing availability in the region. 
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No-Build 

The No-Build Alternative would not require the displacement of any 
residential structures. Therefore, no impacts to the community are anticipated. 

  

Construction of Alternative A 

Construction of Alternative A would result in the taking of 33 residences, 
including one trailer. Additionally, six sheds or garages would be taken. The 
majority of these takings would occur at the proposed new I-77/I-81 interchange 
at the west end of the study area (Interchange 72).   

Social Characteristics 

Of the 33 residential takings, two are vacant, 21 are owner-occupied, and 11 are 
renter-occupied. Table 1 provides a list of all residential structure takings from 
Alternative A. Table 1 also includes property values (building and land values 
combined) and the annual tax base. The annual tax base for the properties in 
Wythe County is 43 cents per $100 of the property value. Properties in the Town 
of Wytheville pay 16 cents more per $100 of the property value. Although only 
one building per property is listed in the table below, three buildings would be 
impacted at the 3518 E Lee Highway property and two buildings would be 
impacted at the 505 Cassell Road property.  

Approximately five percent of the displaced residents are members of a 
minority population. According to the 2000 Census, less than five percent of the 
population of Wythe County is non-white. Approximately 15 percent of the 
affected residents are 65 years old or older. According to the 2000 Census, 
approximately 15 percent of the population of Wythe County is 65 years old or 
older. 

The median income of 30 percent of affected residents is between $20,391 and 
$21,531. These residents live in Wytheville, in the westernmost part of the study 
area. The median income of the remaining 70 percent of the affected population 
is between $33,026 and $37,097. The median household income for Wythe 
County is $38,032. The poverty level for families in Wythe County was $19,806 in 
2005. Approximately 12.2 percent of residents in Wythe County have incomes 
below the poverty level.  
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Impacts 

The project would not have a disproportionate negative impact on low-income or 
minority populations as there is not a disproportionately high concentration of 
low-income or minority populations in the study area. The elderly population 
would not be disproportionately impacted in the long term, however, 
additional assistance may be necessary to provide for the relocation of 
elderly persons because of their potential physical limitations.  

There is sufficient replacement housing available for purchase or rent in a 
comparable price range near the affected housing units. Based on 
property values provided by the Wythe County Commissioner of the Revenue, 
the majority of the residential properties to be taken are valued at $200,000 or 
lower (see Table 1). Three properties are valued at $300,000 or higher. A search of 
the Southwest Virginia Association of Realtors (SWVAR) MLS database indicates 
that sufficient housing in the same price range as the impacted homes are 
available in the Wythe County. Table 2 shows the number of properties in 
various price ranges currently available for purchase in Wythe County as of 
September 2009. 

Alternative A would not have any divisive social impacts, such as separating a 
community from community facilities. Access to community facilities, 
residences, and businesses north of the I-77/I-81 overlap section would be 
unaffected. The interchanges on I-77/I-81 and the roadways associated with the 
interchanges would remain; therefore no change in access is anticipated. 
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Table 1  
Residential Takings 
 Address Property Value Annual Tax Base 
650 Cassell Rd $30,100 $178 
2370 East Lee Hwy 
(3 structures) $45,400 $195 

495 Cassell Rd $64,200 $379 
625 Cassell Rd $65,000 $384 
525 Cassell Rd $69,400 $409 
455 Cassell Rd $70,100 $414 
605 Cassell Rd $71,300 $421 
445 Cassell Rd $77,700 $458 
645 Cassell Rd $79,800 $471 
470 Cassell Rd $80,900 $477 
3518 East Lee Hwy $81,300 $350 
883 Max Meadows Rd $81,900 $352 
405 Cassell Rd $88,900 $382 
585 Cassell Rd $90,700 $535 
655 Cassell Rd $96,100 $567 
545 Cassell Rd $115,100 $679 
570 Cassell Rd $122,200 $721 
610 Cassell Rd $122,200 $721 
675 Cassell Rd $130,300 $769 
435 Pleasant View Drive $132,500 $782 
455 Pleasant View Dr $137,500 $811 
485 Cassell Rd $139,000 $820 
390 Pleasant View Drive $142,400 $840 
1836 East Lee Hwy $162,000 $697 
150 Red Oak Lane $174,700 $751 
1182 Lovers Lane $201,800 $868 
505 Cassell Rd (2 structures) $229,700 $1,355 
605 Lithia Road $304,800 $1,798 
3416 East Lee Hwy $364,800 $1,569 
410 Pleasant View Dr $450,000 $2,655 
Source: Vanasse Hangen Brustlin, Inc. 
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Table 2 
Single Family Homes for Sale in Wythe County 

Price Range # of Homes to be Taken # of Homes Available 
$0 to $100,000 17 34 
$100,001 to $200,000 10 95 
$200,001 to $300,000 3 52 
$300,001 to $400,000 2 19 
$400,001 to $500,000 1 10 
$500,001 and Above 0 23 

Source www.wythecountyrealestate.com accessed on September 22, 2009  

Social Characteristics and Potential Impacts: 
Businesses 

This section describes the number of businesses, farms, and 
non-profit organization displacements required for the construction of 
Alternative A and the potential effects to the economy and stability of the region 
from these displacements. 

  

No-Build Alternative 

The No-Build Alternative would not require the displacement of any businesses. 
Therefore, no impact to the community is anticipated. 

  

Construction of Alternative A 

Alternative A would affect 19 commercial or industrial structures, 20 agricultural 
structures (e.g., barns), three structures associated with a church, two unknown 
structures, a trailer located within the VDOT right-of-way, and 
two government structures.  

Table 3 lists the businesses that would be affected by Alternative A. The Fort 
Chiswell Outlet Mall has the potential to house 47 retail stores, however only 
6 retail stores are currently occupied. Therefore, the Fort Chiswell Outlet Mall is 
counted as 7 businesses (6 retail stores and one managing company). Multiple 
structures would be impacted for the following businesses: Travel Centers of 
America, Clayton Mobile Homes, and Homer’s Custom Paint. Travel Centers of 
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America offers several services under one owner such as a gas station, travel 
agency, and a restaurant. 

 

Table 3 
Business Takings 

Business Address # of Employees Property Value Annual Tax 
Base 

Homer’s Custom Paint (Auto Body) 425 Lovers Lane 1-4 $212,000 $1,250 
Office Building 105 USDA Drive 5-9 $1,765,000 $10,413 
Fort Chiswell Outlet Mall 731 Factory Outlet Way 1-4 (plus 3-6 per store) $2,928,900 $12, 594 
Best Western Inn 355 NYE Road 10-19 $2,258,000 $14,915 
Super 8 Hotel 130 NYE CIR 10-19 $2,336,600 $13,786 
Sagebrush Steakhouse & Saloon 170 NYE Circle 20-49 $666,300 $3,931 
Sleep Inn 135 NYE CIR 20-49 $2,874,100 $16,957 
Pepsi Bottling Group 200 Pepsi Way 50-99 $16,621,800 $98,068 
Travel Centers of America 1025 Peppers Ferry Rd 50-99 $3,984,300 $23,507 

Source  Virginia Workforce Connection and the Wythe County Commissioner of the Revenue  

Based on the MLS database, there are commercial and industrial structures and 
open lots of land available for purchase in the area. Businesses and, potentially, 
farms could be relocated. Table 4 lists the available commercial and 
industrial properties for sale in Wythe County based on the 
SWVAR MLS database. Table 5 shows the available open lots of land available 
for sale in Wythe County. Information on soil characteristics would need to be 
analyzed to determine if farm relocation is possible.   

Table 4 
Commercial and Industrial Properties for Sale in Wythe County 

Price Range # of Properties to be Taken # of Properties Available  
0 to $200,000 0 16 
$200,001 to $500,000 2 22 
$500,001 to $1,000,000 1 0 
$1,000,001 and Above 10 1 

Source www.wythecountyrealestate.com accessed on September 22, 2009  
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Table 5 
Open Lots of Land for Sale in Wythe County 

Price Range # of Properties to be Taken # of Lots Available  
0 to $100,000 0 207 
$100,001 to $500,000 2 54 
$500,0001 and $1,000,000 1 10 
$1,000,001 and Above 10 10 

Source www.wythecountyrealestate.com accessed on September 22, 2009  

The types of businesses affected by Alternative A include manufacturing, retail, 
and hospitality. The Pepsi bottling facility represents one of the largest 
manufacturing employers in the region. The relocation of these businesses out of 
the area, if necessary, would adversely impact the economy of the region by 
decreasing employment and reducing the county’s tax base.  

Two government buildings associated with the Wythe Bland Water and 
Sewer Authority on 865 Max Meadows Road would be taken. Three structures 
associated with the Millennium World Outreach Church on 305 Cassel Road 
would also be impacted. Based on aerial images, it does not appear that these 
structures are the main church facilities. The use of the structures associated with 
the church is unknown and, therefore, the impact of their displacement on the 
community is unknown.  

Access to the Wythe County Progress Park, north of Alternative A, would be 
improved because Alternative A would improve traffic flow on the 
I-77/I-81 overlap section. 

Relocation Plan 

Alternative A would require the relocation of 87 structures, specifically, 
33 residential, 19 business structures, six shed/garages, two trailers, 20 barns, 
two unknown structures, two government buildings, and three structures 
associated with a church. The values of properties in the affected area range from 
$30,000 to over $1 million. Sufficient properties exist on the market, according to 
MLS, in a similar price range. Finding adequate replacement housing for the 
33 residential relocations would be possible as there is adequate housing in the 
same county as the affected housing units (see Table 2). The 
13 business structures, two government buildings, and 3 structures associated 
with a church that would be relocated would also be able to find 
adequate replacement facilities in the region (see Tables 4 and 5). Individuals and 
businesses in need of special relocation assistance may request such services. The 
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Fort Chiswell Outlet Mall and the Pepsi Bottling Facility are both very large and 
new facilities may be needed for the relocations of these businesses.  

Based on the Virginia Department of Transportation’s (VDOT) Project Cost 
Estimating System (PCES), the cost of relocating the residential and businesses as 
a result of the proposed Alternative A would be $59 million.  This value includes 
the costs of the land and buildings of the 49 affected parcels along with 
buildings, relocation assistance, and demolition costs.  

Expansion of the Wythe County Progress Park is the only planned or proposed 
project in the region that may affect housing availability. Details on the number 
of potential future employees are unavailable, so the actual impact to 
housing availability is unknown.  




























