
MONTGOMERY COUNTY PLANNING COMMISSION 
September 10, 2008 @ 7:00 P.M.  

Board Room, Government Center 
 

A G E N D A 
 
CALL TO ORDER:   
 
 
DETERMINATION OF A QUORUM: 
 
 
APPROVAL OF AGENDA: 
 
 
APPROVAL OF CONSENT AGENDA: 
 
 
PUBLIC HEARING: 

1. A request by Thomas A. & Penny L. Taylor and Charles A. & Margaret Taylor to rezone 
approximately 2.3 acres from Agriculture (A-1) to Residential (R-3), with possible proffered 
conditions, to allow residential single family dwelling. The maximum allowed density in the proposed 
zoning district is nine (9) dwelling units per acre.  The parcel(s) are located at 2971 Peppers Ferry 
Road, and are identified as Tax Parcel No(s). 064-A-141, 141E (Acct #’s 019068, 029370) in the 
Riner Magisterial District (District B).  The property currently lies in an area designated as Rural in 
the Comprehensive Plan with an allowable density of 0.75 units per acre.  

and 

A request by Charles A. & Margaret Taylor, for a Special Use Permit (SUP) on approximately 
1.479 acres in a Residential (R-3) zoning district to allow a Class A (doublewide) Manufactured 
Home.  The property is located at 2971 Peppers Ferry Road, and is identified as Tax Parcel No(s). 
064-A-141 (Acct #’s 019068) in the Riner Magisterial District (District B).  The property currently lies 
in an area designated as Rural in the Comprehensive Plan.  

2. A request by Ellett Valley Development, (Agent: Gay & Neel) for a Special Use Permit (SUP) on 
approximately 11.62 acres in a Community Business (CB) zoning district to allow 14 single family 
dwelling units.  The property is located on the East Side of Cascades Road 500 feet southwest of 
the Mid Pine Rd/Cascades Rd intersection, and is identified as Tax Parcel No(s). 55-A-B2, 55-12-
531 (Acct No. 033633, 010645), in the Mount Tabor Magisterial District (District B).  The property 
currently lies in an area designated as Residential Transition in the Comprehensive Plan. 

3. A request by Charles Lewis Wheeling, (Agent: Ntelos) for a Special Use Permit (SUP) on 
approximately 24.19 acres in an Agriculture (A-1) zoning district to allow a 130’ telecommunication 
tower.  The property is located at 174 Friendship Road, and is identified as Tax Parcel No(s). 82-A-
158 (Acct No. 028687), in the Shawsville Magisterial District (District C).  The property currently lies 
in an area designated as Resource Stewardship in the Comprehensive Plan. 

4. A request by Sarah M. Wall, Life Estate, (Agent: Ntelos) for a Special Use Permit (SUP) on 
approximately 64 acres in an Agriculture (A-1) zoning district to allow a 130’ telecommunication 
tower.  The property is located at 1483 Matamoros Lane, and is identified as Tax Parcel No(s). 52-
A-100 (Acct No. 020270), in the Prices Fork Magisterial District (District E).  The property currently 
lies in an area designated as Resource Stewardship in the Comprehensive Plan. 

 
 
OLD BUSINESS:  
 
 
NEW BUSINESS:   



 
 
LIAISON REPORTS:   
- Board of Supervisors- John Muffo 

- Agriculture & Forestal District- Bob Miller 

- Blacksburg Planning Commission – Walt Haynes 

- Christiansburg Planning Commission – Bryan Rice 

- Economic Development Committee- David Moore 

- Public Service Authority – Malvin Wells 

- Parks & Recreation- Steve Howard 

- Radford Planning Commission- Steve Cochran 

- School Board- Bill Seitz 

- Transportation Safety Committee- Malvin Wells 

- Planning Director’s Report- Steve Sandy 
 
 
MEETING ADJOURNED: 
 
UPCOMING MEETINGS:  
 
September 17, 2008 CANCELLED Planning Commission Site Visit  
   CANCELLED Planning Commission Regular Meeting  
 
October        8, 2008 Planning Commission Public Hearing (7:00 pm) 
 
October      15, 2008  Planning Commission Site Visit (To be determined) 
   Planning Commission Regular Meeting (7:00 pm) 



    
    
  

  

MONTGOMERY COUNTY PLANNING COMMISSION 
CONSENT AGENDA 
September 10, 2008 

 
 

A. APPROVAL OF MINUTES 
 

- May  14, 2008 
- June 11, 2008 
 
ISSUE/PURPOSE:  
The above listed minutes are before the Planning Commission for approval. 
 

 
B. SCHEDULE PUBLIC HEARINGS 

1. A request by Oak Forest MHC, LLC (Agent: Gay & Neel, Inc.) for an amendment of 
a Special Use Permit (SUP) to eliminate condition number(s) 3, 5, 7, 8, and 10 
approved on February 23, 2004 by the Board of Supervisors. The property is the 
current Oak Forest Mobile Home Park located at 1156 Hightop Road, and is 
identified as Tax Parcel No(s). 66-A-98 (Acct No. 016259), in the Prices Fork 
Magisterial District (District E).  The property currently lies in an area designated as 
Urban Expansion in the Comprehensive Plan. 

2. A request by Lawrence S. Estes, (Agent: Verizon Wireless) for a Special Use 
Permit (SUP) on approximately 44.923 acres in an Agriculture (A1) zoning district to 
allow a 125’ telecommunication tower.  The property is located at 906 Den Hill Road, 
and is identified as Tax Parcel No(s). 68-A-145 (Acct No. 006179), in the Mount 
Tabor Magisterial District (District B1).  The property currently lies in an area 
designated as Resource Stewardship in the Comprehensive Plan. 

3. A request by Lawrence S. Estes, (Agent:AT&T) for a Special Use Permit (SUP) on 
approximately 44.923 acres in an Agriculture (A1) zoning district to allow a 120’ 
telecommunication tower.  The property is located at 906 Den Hill Road, and is 
identified as Tax Parcel No(s). 68-A-145 (Acct No. 006179), in the Mount Tabor 
Magisterial District (District B).  The property currently lies in an area designated as 
Resource Stewardship in the Comprehensive Plan. 

 

 
 



AT A MEETING OF THE MONTGOMERY COUNTY PLANNING COMMISSION ON MAY 14, 
2008 IN THE BOARD ROOM, SECOND FLOOR, COUNTY GOVERNMENT CENTER, 
CHRISTIANSBURG, VIRGINIA: 
 
CALL TO ORDER: 
Mr. Miller, Chair called the meeting to order and Mrs. Hopkins established the presence of a quorum. 
Present: Robert Miller, Chair  

Walt Haynes, Vice Chair  
Frank Lau, Member 
Steve Howard, Member  
David Moore, Member  
Steve Cochran, Member 
Bryan Rice, Member 

  Malvin Wells, Member 
  Steven Sandy, Planning Director 
 Dari Jenkins, Planning & Zoning Administrator 

Amy Doss, Development Planner 
 Meghan Dorsett, Comprehensive Planner 
  Brea Hopkins, Zoning Technician 

John Muffo, Board of Supervisors Liaison 
 
 
Absent:  William Seitz, Secretary 

 
PUBLIC ADDRESS: 
 
None 
 
APPROVAL OF AGENDA: 
On a motion by Mr. Haynes, seconded by Mr. Howard and unanimously carried the agenda was 
approved as presented. 
 
APPROVAL OF CONSENT AGENDA: 
On a motion by Mr. Howard, seconded by Mr. Cochran and unanimously carried the consent agenda 
was approved as presented. 
 
WORK SESSION: 
On motion by Mr. Cochran, seconded by Mr. Howard and unanimously carried the Planning 
Commission entered into work session. 
 
Private Wells and Well Drilling 

Mr. Sandy stated the concerns regarding private wells had been discussed over the last several meetings. 
The Reese rezoning has been tabled three times due to water concerns. The Board has requested 
additional information regarding private wells prior to making an action. Some local well drillers have 
contacted the office requesting the opportunity to speak to the planning commission regarding their 
profession.  



Mr. Wayne Fenton, Fenton Well Drilling, stated he was a certified as a master well driller by the State of 
VA and has been drilling wells since he was 18 years old. Due to his experience he has good knowledge 
of wells and water sources within the county. He discussed the benefits of wells as a water source and 
the range in depths and flow rates.  

Mr. Rice asked if the area had adequate water supply why wells failed in the county. 

Mr. Fenton stated most wells that fail are shallow, older wells. Water is a renewable resource; however, 
like oil, it can be depleted especially during drought. Recharge is another cause of failure. Large paved 
lots can decrease the amount absorbed into the groundwater.  

Mr. Rice stated a well had recently failed in the Ridges subdivision and asked if the cause was known. 

Mr. Fenton stated he was aware of the issue and it was determined a piece of her water conditioning 
equipment failed causing a lack of water but it was recharged in a matter of hours. Generally treatment 
is not required unless there is a need to remove excessive minerals such as lime or iron. 

Mr. Haynes asked if larger acreage would allow more water access.  

Mr. Fenton stated it would depend on the topography of the land. The higher in elevation you are the 
deeper you will have to drill. In a valley you are more apt to get a larger flow of water. He noted the 
flow varies throughout the county. The size of the lot does not have much affect due to the geological 
factors of the property. One lot may have great flow; whereas, the lot next door may not have any flow.  

Mr. Mellon, Mellon Well Drilling, discussed how the geologic structure of an area impacts water 
sources. The porosity and permeability of rock will affect the water supply. As you drill a well you drill 
into cracks in the rock. It is a miracle if you hit the same type of rock every time. For every foot you 
drill there will be 1.5 gallons of water storage capability.  1 gallon a minute of water would yield 1440 
gallons per day. This should be a sufficient water supply unless irrigation is performed daily.  

Mr. Eric Rorrer, Rorrer Well Drilling, stated it is normal to never intentionally drill past the point that 
the water flow can serve the home. Public water well supply is very different. The code requires 500ft. 
separation between public water wells. If public wells are closer than required, they have to be tested 
simultaneously. This is due to the high volume (100+ gallons per minute) of flow coming from the 
wells.  

Ms. Dorsett asked how slope would affect water supply in an area. 

Mr. Fenton stated slope determines the amount of time water has to percolate through soil.  That 
explains the reason you have deeper wells with less flow if you drill on a ridge. 

 Mr. Rice stated he had spoken to Bob Fronk, PSA director and the average water usage per day was 
175-200 gallons. Christiansburg confirmed the same amount. What happens to the water in a private 
supply when it completes the cycle. 

Mr. Rorrer stated that was one of the benefits of having a well. All the water is displaced back to the site 
and recharged in the system. This is not accomplished by a public water system. 

Mr. Haynes, Haynes Well Drilling, stated he was not aware one lot in County that could not get a well. 
The river water comes from groundwater. The river would be depleted before the groundwater is 
depleted.  The New River Valley area has tremendous amounts of water because there is an enormous 
recharge area.  



Mr. Rice stated the concerns were that residents would be asking the Public Service Authority to take 
over supplying water to the subdivision. Viewland subdivision had to be taken over by the PSA a few 
years ago.  

Mr. Fenton stated Viewland subdivision had a lot of individual wells that were in existence prior to the 
subdivision. The community well used to serve the subdivision was strained from the beginning because 
there were too many houses on one well.  

Mr. Fenton discussed the qualifications by the State of Virginia and the process for a residential well and 
regulations.  
 
Village of Elliston Future Land Use Map Revisions 

Mr. Sandy stated the future land use map would be discussed over the next few months due to the recent 
change for the new elementary school, to provide conformity with the other village plans and 
designations and to further define the village expansion areas. New floodplain maps will also require 
some significant changes in the area. The potential intermodal site will also affect the plan. Any changes 
will require a public hearing.  

Ms. Dorsett discussed the mixed use designations applied to the Village plan.  

On motion by Mr. Cochran, seconded by Mr. Howard and unanimously carried the Planning 
Commission closed the work session. 
 
LIAISON REPORTS: 
Board of Supervisors 

Mr. Muffo stated that an impartial hydrogeologist has been contacted to research and discuss the private 
well issue. The HS Tejas is back before the Board of Supervisors for consideration. 

Mr. Sandy stated the Board had an extensive discussion on the maintenance agreement and the 
developer has stated a condition could be placed limiting the lot size to a minimum of 20 acres. There 
are still some concerns and issues.  The developer also agreed to construct a landing for a helicopter.  

Blacksburg Planning Commission  

Mr. Haynes stated a public hearing is scheduled for next month for a new automotive center.  

Christiansburg Planning Commission  

Mr. Rice stated the Christiansburg Planning Commission was looking at guidelines for their historical 
district. It was mentioned that Montgomery County does not have any guidelines.  

Public Service Authority – Malvin Wells 

Mr. Wells stated the agreement with Radford Arsenal was being discussed because the PSA has been 
notified that water cannot be served during winter months.  

Parks & Recreation- Steve Howard 

Mr. Howard reported that the Parks & Recreation director discussed demolition of the old office 
structure. Renovations to the pool are underway and it will be opened on schedule. There was discussion 
regarding a landing to access the Roanoke River.  The ball field at Bethel is near completion. Parks & 
Recreation is seeking funding for bleachers.  



Radford Planning Commission 

Mr. Cochran stated the commission was working on the comprehensive plan.  

Transportation Safety Committee- Malvin Wells 

Mr. Wells stated the committee discussed trash pickup using the jail personnel.  

Planning Director’s Report- Steve Sandy 

Mr. Sandy reported he had scheduled a meeting with the Agriculture & Forestal district to discuss Agri-
business and other business.  A request has been sent to the City of Radford asking them to notify the 
Planning Commission when they discuss the 177 corridor during their comprehensive plan revision.  
 

 

There being no further business, the meeting was adjourned. 
 
 



AT A MEETING OF THE MONTGOMERY COUNTY PLANNING COMMISSION ON JUNE 11, 
2008 IN THE BOARD ROOM, SECOND FLOOR, COUNTY GOVERNMENT CENTER, 
CHRISTIANSBURG, VIRGINIA: 
 
CALL TO ORDER: 
Mr. Miller, Chair called the meeting to order and Mr. Seitz, Secretary, established the presence of a 
quorum. 
Present: Robert Miller, Chair  

William Seitz, Secretary 
Frank Lau, Member 
Steve Cochran, Member 
Steve Howard, Member  

  Malvin Wells, Member 
 Dari Jenkins, Planning & Zoning Administrator 

Amy Doss, Development Planner 
 Meghan Dorsett, Comprehensive Planner 
  Brea Hopkins, Zoning Technician 
 
Absent:  Walt Haynes, Vice Chair  

David Moore, Member 
Bryan Rice, Member 
John Muffo, Board of Supervisors Liaison 
Steve Sandy, Planning Director 

 
PUBLIC ADDRESS: 
None 
 
APPROVAL OF AGENDA: 

On a motion by Mr. Cochran, seconded by Mr.Howard an and unanimously carried the agenda was 
approved as presented. 
 
PUBLIC HEARING: 

A request by William W. & Mary T. Peterman for rezoning of approximately 19.038 acre tract(s) from 
Rural Residential (R-R) to Agriculture (A-1), with possible proffered conditions, to allow agricultural 
uses with a maximum density of four (4) dwelling units.  The property is located to the southeast of the 
Mud Pike and Seven Mile Tree Road intersection, and is identified as Tax Parcel No(s). 104-A-75E, 
(Acct No. 120045), in the Riner Magisterial District (District D).  The property currently lies in an area 
designated as Rural in the Comprehensive Plan with an allowable density of 0.75 units per acre. 
 

Mr. Miller introduced the request.  

Mrs. Doss stated the owner was requesting to rezone property to Agriculture (A-1), which would allow 
fewer dwellings than the existing Rural Residential (R-R) zoning district. She reviewed the maps and 
photos of the property. The property would be used for grazing livestock. Livestock grazing is allowed 
in a Rural Residential zoning district; however, the number of animals would be limited.  Since there are 
not any lot assignments in Rural Residential and the property is proposed to be rezoned to Agriculture 



(A-1) a lot assignment designation has to be assigned. Based on a previous plat there were two lot 
assignments remaining prior to the previous rezoning. The Planning Commission can reinstate the two 
lot assignments otherwise there would be no lot assignments remaining on the property. The property 
lies in an area designated as rural in the comprehensive plan.  

Mr. Wells noted the two lot assignments should be given to the property.  

Mr. Miller opened the public hearing. 

Mr. Ned Peterman, stated the family would like to rezone the property to allow the continuation of an 
agriculture use. The property was recently acquired and has a historical value. The last battle fought in 
Virginia during the civil war was on this property. The family would prefer to keep the two lot 
assignments that were with the property when it was originally zoned Agriculture. The goal is to  
control, preserve, and restore the area.  

There being no further comments, Mr. Miller closed the public hearing. 

On a motion by Mr. Howard, second by Mr. Wells, and carried by a 6-0 vote (Moore, Haynes, Rice 
absent) the Planning Commission recommended approval of the request by William W. & Mary T. 
Peterman for rezoning of approximately 19.038 acre tract(s) from Rural Residential (R-R) to Agriculture 
(A-1), to allow agricultural uses with a maximum density of four (4) dwelling units. The Planning 
Commission also made a recommendation to reinstate two (2) lot assignments accompanying the parcel 
prior the rezoning to Residential (R-R).   

 

A request by Dale W. Alderman for a special use permit on 3.807 acres in a Agriculture (A-1) zoning 
district to allow a contractor’s storage yard.  The property is located at 2980 Pilot Road, identified as 
Tax Parcel No(s). 108-A-25A (Acct # 000474) in the Shawsville Magisterial District (District C).  The 
property currently lies in an area designated as Rural in the Comprehensive Plan with an allowable 
density of 0.75 units per acre. 

Mr. Miller introduced the request.  

Mrs. Doss reviewed the request for a special use permit to allow a contractor’s storage yard on 
approximately 3.8 acres. She reviewed maps, video, and photos of the property. She noted there were 
endangered species in the area which is believed to be the Roanoke Log Perch. The proposed structure 
would be visible from Pilot Road. A landscape plan has not been submitted. Approval from VDOT for 
the entrance has been obtained. The adjoining properties are zoned Agriculture (A-1) and are rural in 
nature. The property has a stream running through it and is very low lying but is not included in the 
floodplain.  Staff has reviewed the request and does not feel that the use is compatible with the existing 
neighborhood and is concerned that a landscape plan to buffer the site has not been submitted. A couple 
of adjoining property owners have contacted the office regarding concerns.  

Ms. Jenkins discussed the concerns that staff had and the discrepancy of the comprehensive plan report.  

Mr. Miller opened the public hearing. 

Mr. Alderman stated that this land has been in his family for years. A house was previously located in 
the exact location of the proposed structure.  The garage would be used to store a few contracting tools 
but it would also be used for personal items as well. The land does flood but will not reach the elevation 



of the building. He noted he was willing to provide additional landscaping. Some of the material 
currently sitting on the site is for the building construction.  

Mr. Cochran asked if the applicant had prepared a landscaping plan. 

Mr. Alderman stated he had but it is not professional. He noted he was willing to put some extra trees or 
stone on the property.  

Ms. Deloris Hill, 2974 Pilot Road, stated she opposed the request because of traffic safety concerns, 
noise, storm water flooding, pollution of ground water, and decreased property value. 

Ms. Ramona Kroll, Declaration Lane stated that the property is at the entrance to Declaration Lane and 
the proposed use would greatly reduce the value of the homes. The property is swampy. She noted she 
was also concerned about the storage of harmful material, traffic safety, heavy equipment, damage to 
existing roads. An environmental study and traffic study should be performed prior to approving the 
proposed use.  

Mr. Miller closed the public hearing 

Mr. Howard stated VDOT had approved the driveway for the proposed use.  

Mr. Seitz noted he would like the staff to be comfortable with the request prior to making a 
recommendation. It would be possible to table the request for a week to allow staff to review the 
landscape plan and determine the exact location of the structure.  

Mr. Wells noted another visit to the site would be beneficial. 

Mr. McMahon stated that staff could also look at other requirements which could be placed as 
conditions to mitigate the impact to adjoining owners. 

On a motion by Mr. Seitz, seconded by Mr. Cochran and carried by a 6-0 vote (Moore, Haynes, Rice 
absent) the Planning Commission tabled the Dale Alderman request for a special use permit to allow a 
contractors storage yard in order  to allow staff the opportunity to review a landscape plan and meet with 
the applicant to discuss possible changes to the request. 

Ms. Jenkins stated another site visit would be scheduled. 
 
MEETING ADJOURNED: 
 
There being no further business, the meeting was adjourned. 
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MEMORANDUM 

TO:  Planning Commission 

FROM:  Planning Staff 

DATE:  September 3, 2008 

RE: A request by Ellett Valley Development, (Agent: Gay & Neel) for a Special Use Permit 
(SUP) on approximately 11.62 acres in a Community Business (CB) zoning district to allow 14 
single family dwelling units.  The property is located on the East Side of Cascades Road 500 
feet southwest of the Mid Pine Rd/Cascades Rd intersection, and is identified as Tax Parcel 
No(s). 55-A-B2, 55-12-531 (Acct No. 033633, 010645), in the Mount Tabor Magisterial District 
(District B).  The property currently lies in an area designated as Residential Transition in the 
Comprehensive Plan. 

 

 
I.  Nature of Request

The applicant is requesting a Special Use Permit (SUP) on approximately 11.62 acres zoned 
Community Business (C-B) to allow the development of fourteen (14) single-family dwellings.  The C-B 
zoning district allows single-family dwellings by special use permit but it does not set forth lot 
requirements.  Therefore, the single-family dwellings are proposed to be built on lots meeting 
Residential (R-1) zoning district standards to comply with the adjacent residential lots within 
Blacksburg Country Club.  

A similar request for seventeen (17) housing units was submitted in 2002 and subsequently withdrawn 
by the applicant to undertake design changes.  In 2005, the applicant submitted a proposal for twelve 
(12) single-family dwellings which was also withdrawn by the applicant to allow time to address 
concerns raised by the Planning Commission about sewage treatment plant, topography of the site 
and Cascades Road not meeting VDOT requirements.  

 
II.  Location  

The property is bordered to the east and west by the golf course of Blacksburg Country Club that is 
zoned Community Business (C-B) with a special use permit for golf course and country club.  To the 
north and south are residential building lots ranging in size from 0.5 to 1.0 acres.  These parcels are 
currently zoned Residential (R-1).  The property is further located on the East Side of Cascades Road 
500 feet southwest of the Mid Pine Rd/Cascades Rd intersection, and is identified as Tax Parcel No(s). 
55-A-B2, 55-12-531 (Acct No. 033633, 010645), in the Mount Tabor Magisterial District (District B).  
The property currently lies in an area designated as Residential Transition in the Comprehensive Plan. 
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III.  Impacts 

 

This special use permit should have some impacts on the surrounding land uses.  While the addition of 
residential homes is not out of character for the area, the proposed site is very steep and highly visible 
from many areas within Ellett Valley.  Storm water runoff is a high concern due to the steep 
topography and lack of ground cover. 
 
Road Access/Traffic 
 
Cascades Road is currently not in the state road system.  VDOT has indicated there are several items 
to be completed before the road can be accepted into the state system.  The proposal has the 
potential to generate approximately 140 vehicle trips per day on Cascades Road.  No traffic study or 
analysis has been provided.  Cascades Road is proposed to be realigned in an attempt to meet VDOT’s 
grade requirements.  The proposed vacation of portions of right of way will require Board of 
Supervisors approval.  The applicant has indicated that the new road will have a maximum grade of 
16%.  This step grade does propose some safety concerns with regard to icy road conditions in winter 
and the ability of rescue equipment and school buses to traverse the hill.  Since there are no fire 
hydrants in the area, fire tanker trucks with a full load of water will have to climb the hill in the event 
of an emergency.  
 
Water and Sewer 

 
All the proposed dwellings will be served by individual wells.  Sewer service will be provided by the 
waste water treatment plant located at the bottom of the subdivision along the North Fork of the 
Roanoke River.  The proposed lots would tie into the existing sewer system at Cascades Road.   
The existing sewer system is under a Consent Order effective September 28, 2007 to address non-
compliance issues including violations for exceeding 95% of the licensed capacity.  B&J Enterprises has 
hired Gay and Neel, Inc. to assist in addressing the consent order issues. 

  
 

IV. Comprehensive Plan 
 
The property is located within an area designated as Residential Transition in the Comprehensive Plan.  
The proposed use is comparable to the existing low density development within the country club and 
therefore this request appears to be compatible with the uses outlined in Residential Transition Areas. 
However, the proposal does fail to meet many design principles of the Comprehensive Plan to 
preserve on-site natural, cultural, historic, scenic, open space, or environmental resources (PLU 
1.5.2(b)).  Issues such as topography, erosion potential, lack of pedestrian and vehicular 
interconnectivity, storm water management are still of areas of concern with this proposal. 
 

V.  Analysis 
 

The property owner has made application again to develop this knoll within Blacksburg Country Club 
with housing.  The current proposal is for fourteen (14) lots on 11.62 acres.  The comprehensive plan 
does designate this area as Residential Transition so it is practical to allow single family housing in this 
area, however; there are still many concerns that have been expressed about the design principles 
used to develop this site.  There are concerns about the adequacy of the sewage treatment facility and  
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status of the existing permit (consent order) and enforcement actions by VA DEQ.  There are concerns 
about the grade of the proposed road and control of runoff from this road and the entire site as there 
is an increase in impervious surfaces.  There are additional concerns about the status of the existing 
Cascades Road and compliance with VDOT’s requirements to get this road in the VDOT Secondary 
Road System.  Also, this site has also been an eyesore for the community for several years as the site 
has been stripped of its vegetation and been used as a borrow area for fill dirt. 
 
 

VI.   Staff Recommendation 
 
Staff recommends tabling of the Special Use Permit (SUP) request to allow fourteen (14) additional 
single family dwellings on approximately 11.62 acres in Community Business (C-B) due to the 
following concerns: 

o Status of licensed sewage treatment plant capacity and ability to serve additional units 
o Status of Cascades Road 
o Erosion and Sediment Control and Storm Water Management associated with this 

development 
o Lack of a landscape and/or buffering plan to protect view sheds and reduce erosion  

 
Tabling this matter for one month should allow the applicant and owners to address some of the 
issues discussed in this report and provide definitive answers to the concerns addressed by staff and 
citizens. 
 
Consideration should be given to adjacent property owners or other interested citizens attending the 
public hearing to express their views regarding this request.  

 

Enclosures: Current Zoning Map 

  Aerial Photo Map  
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MEMORANDUM 

TO: Montgomery County Planning Commission 

FROM: Planning Staff 

DATE: September 1, 2008 

RE: Staff Analysis 

A request by Charles Lewis Wheeling, (Agent: NTelos) for a Special Use Permit (SUP) on 
approximately 24.19 acres in an Agriculture (A-1) zoning district to allow a 130’ telecommunication 
tower.  The property is located at 174 Friendship Road, and is identified as Tax Parcel No(s). 82-A-
158 (Acct No. 028687), in the Shawsville Magisterial District (District C).  The property currently lies 
in an area designated as Resource Stewardship in the Comprehensive Plan. 

__________________________________________________________________________________________________ 
 
I.  Nature of Request

The applicant is requesting a Special Use Permit (SUP) on approximately 24.19 acres zoned Agriculture 
(A-1) to allow construction of a 130 ft. wireless telecommunications monopole, with additional height 
of five (5) foot for a lightening rod, flush mounted antennas and associated ground equipment.  The 
lease area is 60’ x 60’ totaling 3,600 sq. ft.  The proposed new tower will be used by Ntelos and be 
available for possible use by two additional cellular providers and Montgomery County police, fire and 
rescue services.   

 
II.  Location  

The property is located at 174 Friendship Road (Rt. 636) and is identified as Tax Parcel No(s). 82-A-
158 (Acct No. 028687), in the Shawsville Magisterial District (District C).  The property is bordered to 
the north and east by a large parcel zoned Agricultural (A-1), west and south by small to medium 
parcels zoned Agriculture (A-1).  Except for smaller parcels primarily used for residential purposes, 
most of the surrounding lands maintain significant tree growth.  Enclosed is a tax map and aerial 
photograph of the area. 

 
III.  Impacts 

The application package contains the applicant’s proposal, justification for the Special Use Permit 
(SUP), and drawings of the proposed use.  The proposed use is expected to have limited impact on 
surrounding properties.  Traffic is expected to be limited to one trip per month after construction of 
the tower is completed.  Noise should not be a factor with this request.  There will be no lighting 
mounted on the pole unless required by FAA.  There will be some clearing required for construction of 
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the tower and access road.   Electrical service is available near this site and will be provided to the site 
as underground service.   
 
Staff has received the Aeronautical Evaluation prepared for this project by Sitesafe, dated August 6, 
2008.  “Marking and lighting is not required for this structure.  Sitesafe does not consider this site to 
be a Hazard to Air Navigation as specified in FAR part 77.” 
 
Visibility and view shed of the proposed structure is of considerable importance in reviewing this 
proposal since it is to be located on a ridge north of Roanoke Road (Rt. 460) and  east of Friendship  
Road (Rt. 636).  The monopole is proposed to be 130 ft. in height with a 5 ft. lighting rod to be 
mounted on top for an overall height of 135 ft.  Compliance with the County’s policy on 
telecommunications facilities is important to minimize negative impact this structure may have on 
surrounding properties and view sheds.  See Section IV for analysis of comprehensive plan policies.   
 

IV. Comprehensive Plan 
 
The specific location of the proposed tower is in the southern area of the Wheeling property and in an 
area designated as Resource Stewardship in the Comprehensive Plan. 
 
In 2001, Montgomery County, along with neighboring jurisdictions, adopted the Regional Approach to 
Telecommunications Towers. In October, 2004, Montgomery County adopted a more detailed 
approach which applied the 2001 hierarchical framework to the new future land use categories as 
specified in UTL 2.2.2  Uniform Approach to Siting of New Towers.   

 
Based on a preliminary review of the proposal and of the proposed location, the tower would be 
located in an area that can be characterized as “non-ridge, wooded lands” (Location E) under the 
established guidelines.  According to the application, NTelos is proposing a 130 ft. flush mount 
monopole.  While the tower will be visible from Roanoke Road and from the portions of Friendship 
Road, existing buffering and topography should minimize any potential impact on the majority of the 
surrounding area.  As the proposal stands, it is consistent with the overall provisions of the 
Comprehensive Plan because of the proposed non-ridge, wooded location and demonstration of 
possible collocation opportunities on other structures as specified in UTL 2.2.1. 
 

V.  Analysis 
 

This request presents a need to balance the aesthetic desires of citizens with the need for adequate 
cellular telephone coverage along the Roanoke Road (Rt. 460/Rt. 11) corridor.  Based on the 
information submitted, it appears there are no other viable alternatives for co-location in this area to 
provide the needed coverage levels for the area.    
 
If the need for a new tower in this area is determined, the Planning Commission and Board of 
Supervisors must try to mitigate negative impacts for the newly constructed tower to comply with the 
County’s policy on communications towers.  There are several ways in which to mitigate the visual 
impacts of the structure.  The ordinance currently requires the structure be non-reflective or painted 
with a neutral paint to be less visible.  Antennae can be mounted inside the pole or “flush mounted” 
on the pole.  Conditions must be placed on the Special Use Permit (SUP) to ensure the least visual 
impact is achieved.  NTelos proposes to construct a monopole tower and paint both the tower and the 
flush mounted antennas brown to decrease the visibility of the structure.   
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The Commission should consider the height of the structure because the height will also affect 
visibility.  A view shed analysis of the proposed tower location will be performed using the County’s 
LIDAR data and digital imagery.  This information will be shown electronically at both public hearings. 
The Emergency Services Coordinator has reviewed the SUP application and requested that space be 
made available for police, fire and rescue services equipment if needed.   
 

VI.   Staff Recommendation 
 
Planning staff has drafted conditions consistent with previous approvals in an attempt to balance the 
need for wireless service in the area with the policies of the Comprehensive Plan and view sheds in the 
area.   
 

1. Tower shall not exceed a total overall height of 135 feet inclusive of the proposed lightening 
rod with a ground elevation of 1783 ft.  Tower shall not have lighting unless required by the 
FAA.  Tower shall have a base diameter not to exceed 30 inches and a top diameter of 22 
inches. 

2. Site development shall be in substantial conformance with the plans entitled, “NTelos 
Proposed 130’ Monopole Tower, RN819 – Georges Run, Friendship Road, Shawville, VA 
24162”, prepared by Terradon, dated July 16, 2008 and received by Montgomery County 
on August 1, 2008.   

3. Tower shall be of a “monopole stealth design” and all antennae shall be flush mounted 
(distance between face of pole and outer face of antennas not to exceed 12 inches) on the 
structure.  Tower shall be painted brown (Wooden Cabin or similar).  All wiring and cables 
shall be located inside the pole structure. 

4. Engineering plans signed and sealed by a licensed engineer in the State of Virginia shall be 
submitted to and approved by the Building Official prior to issuance of a building permit. 

5. No platforms or dishes shall be permitted on the structure above the tree line. 
6. Tower shall meet all regulations found in Section 10-48(6) of the Montgomery County 

Zoning Ordinance. 
7. Backup generator, if applicable, shall not be fueled by any liquid fuel source. 
8. Owner/agent shall provide police, fire and rescue services antennae space on the proposed 

tower for the agreed upon rental rate of $1 per year subject to the structural capacity of the 
tower and provided that emergency service antennae do not provide radio frequency 
interference to other antennae located upon the tower.  Emergency service providers shall 
provide equipment.  Tower owner/agent shall install the antennae at market rate.  The 
second highest space on the pole shall be made available to the County.  In the event that 
Montgomery County has not used this space and another cellular carrier wishes to co-locate 
on the same tower, the tower owner shall give the Montgomery County Administrator 
fourteen (14) days notice by Certified Mail of their intent to occupy this location.  If the 
County declines the offered location, the tower owner will provide the County with the next 
lowest location on the tower.  In no case shall the County be offered a height of less than 
one-hundred twenty feet (100 feet) on the tower.  
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Concerns from a neighbor are presented in the enclosed letter dated August 1, 2008.  Other property 
owners or interested parties may be present at the public hearing to present their view regarding this 
request. 

 

Enclosures: Bailey Letter of Opposition, dated September 1, 2008 

Comprehensive Plan, UTL 2.0  

Applications Materials 

Current Zoning Map 

  Photo Simulations 

Aerial Photo Map 
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MEMORANDUM 

TO: Montgomery County Planning Commission 

FROM: Planning Staff 

DATE: September 1, 2008 

RE: Staff Analysis 

A request by Sarah M. Wall, Life Estate, (Agent: Ntelos) for a Special Use Permit (SUP) 
on approximately 64 acres in an Agriculture (A-1) zoning district to allow a 130’ 
telecommunication tower.  The property is located at 1483 Matamoros Lane, and is identified 
as Tax Parcel No(s). 52-A-100 (Acct No. 020270), in the Prices Fork Magisterial District 
(District E).  The property currently lies in an area designated as Resource Stewardship in the 
Comprehensive Plan. 

________________________________________________________________________________________ 
 
I.  Nature of Request

The applicant is requesting a Special Use Permit (SUP) on approximately 64 acres zoned Agriculture 
(A-1) to allow construction of a 130 ft. wireless telecommunications monopole, with additional height 
of five (5) foot for a lightening rod, flush mounted antennas and associated ground equipment.  The 
lease area is 100’ x 100’ totaling 10,000 sq. ft.  The proposed new tower will be used by NTelos and 
be available for possible use by two additional cellular providers and Montgomery County police, fire 
and rescue services.   

 
II.  Location  

The property is located at 1483 Matamoros Lane and is identified as Tax Parcel No(s). 52-A-100 (Acct 
No. 020270), in the Prices Fork Magisterial District (District E).  The property is bordered to the north 
by a large parcel zoned Agricultural (A-1) and primarily used for farming and some smaller parcels 
use for residential purposes. To the east, south and west are large and medium parcels zoned 
Agriculture (A-1).  Except to the north, most of the surrounding lands maintain significant tree 
growth.  Enclosed is a tax map and aerial photograph of the area. 

 
III.  Impacts 

The application package contains the applicant’s proposal, justification for the Special Use Permit 
(SUP), and drawings of the proposed use.  The proposed use is expected to have limited impact on 
surrounding properties.  Traffic is expected to be limited to one trip per month after construction of 
the tower is completed.  Noise should not be a factor with this request.  There will be no lighting 
mounted on the pole unless required by FAA.  There will be some clearing required for construction of 
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the tower and access road.   Electrical service is available near this site and will be provided to the site 
as underground service.   
 
Staff has received the information from Michael St. Jean that “although the proposal is within 20,000 
feet of the airport, the tower height falls beneath the threshold requirement for an airspace study.”  
Mr. St. Jean has no concerns with this proposed structure and location. 
 
Visibility and view shed of the proposed structure is of considerable importance in reviewing this 
proposal since it is to be located on a ridge west of the Town of Blacksburg and south of Peppers 
Ferry Road (Rt. 114).  The monopole is proposed to be 130 ft. in height with a 5 ft. lighting rod to be 
mounted on top for an overall height of 135 ft.  Compliance with the County’s policy on 
telecommunications facilities is important to minimize negative impact this structure may have on 
surrounding properties and view sheds.  See Section IV for analysis of comprehensive plan policies.   
 

IV. Comprehensive Plan 
 
The specific location of the proposed tower is in the southern portion of a farm owned by Sara Wall 
and in an area designated as Resource Stewardship in the Comprehensive Plan.   
 
In 2001, Montgomery County, along with neighboring jurisdictions, adopted the Regional Approach to 
Telecommunications Towers. In October, 2004, Montgomery County adopted a more detailed 
approach which applied the 2001 hierarchical framework to the new future land use categories as 
specified in UTL 2.2.2  Uniform Approach to Siting of New Towers.   

 
Based on a preliminary review of the proposal and of the proposed location, the tower would be 
located in an area that can be characterized as “non-ridge, wooded lands” (Location E) under the 
established guidelines.  According to the application, NTelos is proposing a 130 ft. flush mount 
monopole.  While the tower will be visible from Roanoke Road and from the portions of Friendship 
Road, existing buffering and topography should minimize any potential impact on the majority of the 
surrounding area.  As the proposal stands, it is consistent with the overall provisions of the 
Comprehensive Plan because of the proposed non-ridge, wooded location and demonstration of 
possible collocation opportunities on other structures as specified in UTL 2.2.1. 
 

V.  Analysis 
 

This request presents a need to balance the aesthetic desires of citizens with the need for adequate 
cellular telephone coverage along the Prices Fork Road (Rt. 685) / Merrimac Road (Rt. 657) areas of 
the County.  Based on the information submitted, it appears there are no other viable alternatives for 
co-location in this area to provide the needed coverage levels for the area.    
 
If the need for a new tower in this area is determined, the Planning Commission and Board of 
Supervisors must try to mitigate negative impacts for the newly constructed tower to comply with the 
County’s policy on communications towers.  There are several ways in which to mitigate the visual 
impacts of the structure.  The ordinance currently requires the structure be non-reflective or painted 
with a neutral paint to be less visible.  Antennae can be mounted inside the pole or “flush mounted” 
on the pole.  Conditions must be placed on the Special Use Permit (SUP) to ensure the least visual 
impact is achieved.  NTelos proposes to construct a monopole tower and paint both the tower and the 
flush mounted antennas brown to decrease the visibility of the structure.   
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The property is included in the Agriculture and Forestal District (AFD).  The Board of Supervisors has 
the authority to decide whether the proposed tower is compatible with the AFD. 
 
The Commission should consider the height of the structure because the height will also affect 
visibility.  A view shed analysis of the proposed tower location will be performed using the County’s 
LIDAR data and digital imagery.  This information will be shown electronically at both public hearings.  
The Emergency Services Coordinator has reviewed the SUP application and requested that space be 
made available for police, fire and rescue services equipment if needed.   
 

VI.   Staff Recommendation 
 
Planning staff has drafted conditions consistent with previous approvals in an attempt to balance the 
need for wireless service in the area with the policies of the Comprehensive Plan and view sheds in the 
area.   
 

1. Tower shall not exceed a total overall height of 135 feet inclusive of the proposed lightening 
rod with a ground elevation of 2,051 ft.  Tower shall not have lighting unless required by 
the FAA.  Tower shall have a base diameter not to exceed 30 inches and a top diameter of 
22 inches. 

2. Site development shall be in substantial conformance with the plans entitled, “NTelos 
Proposed 130’ Monopole Tower, RN-516 – Matamoros Lane, Blacksburg, VA 24062”, 
prepared by Terradon, dated July 21, 2008 and received by Montgomery County on August 
1, 2008.   

3. Tower shall be of a “monopole stealth design” and all antennae shall be flush mounted 
(distance between face of pole and outer face of antennas not to exceed 12 inches) on the 
structure.  Tower shall be painted brown (Wooden Cabin or similar).  All wiring and cables 
shall be located inside the pole structure. 

4. Engineering plans signed and sealed by a licensed engineer in the State of Virginia shall be 
submitted to and approved by the Building Official prior to issuance of a building permit. 

5. No platforms or dishes shall be permitted on the structure above the tree line. 
6. Tower shall meet all regulations found in Section 10-48(6) of the Montgomery County 

Zoning Ordinance. 
7. Backup generator, if applicable, shall not be fueled by any liquid fuel source. 
8. Owner/agent shall provide police, fire and rescue services antennae space on the proposed 

tower for the agreed upon rental rate of $1 per year subject to the structural capacity of the 
tower and provided that emergency service antennae do not provide radio frequency 
interference to other antennae located upon the tower.  Emergency service providers shall 
provide equipment.  Tower owner/agent shall install the antennae at market rate.  The 
second highest space on the pole shall be made available to the County.  In the event that 
Montgomery County has not used this space and another cellular carrier wishes to co-locate 
on the same tower, the tower owner shall give the Montgomery County Administrator 
fourteen (14) days notice by Certified Mail of their intent to occupy this location.  If the 
County declines the offered location, the tower owner will provide the County with the next 
lowest location on the tower.  In no case shall the County be offered a height of less than 
one-hundred twenty feet (100 feet) on the tower.  
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Staff has received correspondence from the Town of Blacksburg regarding consideration of this tower 
request and is enclosed for your review.  Their conclusion indicates the proposed tower at Matamoros 
Lane is consistent with the goals of Blacksburg 1046, including the Wireless Facility Policy. 
 
Concerns from a local citizen are presented in the enclosed e-mail dated August 28, 2008.  Other 
property owners or interested parties may be present at the public hearing to present their view 
regarding this request. 

 

Enclosures: Roston Letter of Opposition, dated August 28, 2008 

Comprehensive Plan, UTL 2.0  

Applications Materials 

Current Zoning Map 

Aerial Photo Map 

  Photo Simulations 
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