
MONTGOMERY COUNTY PLANNING COMMISSION 
October 8, 2008 @ 7:00 P.M.  

Board Room, Government Center 
 

A G E N D A 
 
CALL TO ORDER:   
 
 
DETERMINATION OF A QUORUM: 
 
 
PUBLIC ADDRESS: 
 
 
APPROVAL OF AGENDA: 
 
 
APPROVAL OF CONSENT AGENDA: 
 
 
PUBLIC HEARING: 
1. SU-2008-06129 - Request by Oak Forest MHC, LLC (Agent: Gay & Neel, Inc.) to amend existing 

special use permit to eliminate condition number (s) 3, 5, 7, 8, and 10 approved on February 23, 
2004 at Oak Forest Mobile Home Park located at 1156 Hightop Road in the Planned Mobile Home 
Residential Park (PMR) zoning district.  

a. Staff Presentation (Steve Sandy) 

b. Public Comment 

c. Discussion/Action 

 

2. SU-2008-05692- Request by Lawrence S. Estes, (Agent: AT&T) for a Special Use Permit (SUP) on 
approximately 44.923 acres to allow a 120’ telecommunication tower.   

a. Staff Presentation (Dari Jenkins) 

b. Public Comment 

c. Discussion/Action 

 
OLD BUSINESS:  
- SU-2007-04757- Request by Seth Ryan McGhee for a Special Use Permit (SUP) on approximately 

1.405 acres to allow a contractor’s storage yard.  

a.  Staff Presentation (Steve Sandy) 

b. Discussion/Action 
 
NEW BUSINESS:   
- The Preserve at Walnut Creek (Phase III)- Preliminary and Final Plat Approval 

- Kensington Phase I- Preliminary Plat Approval 
 
 
 



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:  
 
October      15, 2008  Planning Commission Site Visit (CANCELLED 
   Planning Commission Regular Meeting (CANCELLED) 

November  12, 2008 Planning Commission Public Hearing 

November  19, 2008  Planning Commission Site Visit (To be determined) 
   Planning Commission Regular Meeting (7:00 pm) 
 



    
    
  

  

MONTGOMERY COUNTY PLANNING COMMISSION 
CONSENT AGENDA 

October 8, 2008 
 
 

A. APPROVAL OF MINUTES 
 

- June     18, 2008 
- July         9, 2008 
- July      16, 2008 
- August  13, 2008 
 
ISSUE/PURPOSE:  
The above listed minutes are before the Planning Commission for approval. 

 
 



AT A MEETING OF THE MONTGOMERY COUNTY PLANNING COMMISSION ON JUNE 18, 
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  

Walt Haynes, Vice Chair  
William Seitz, Secretary 
Frank Lau, Member 
Steve Howard, Member  
David Moore, 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 
 
Absent:  Steve Cochran, Member 

John Muffo, Board of Supervisors Liaison 
 
PUBLIC ADDRESS: 
Mr. Miller opened the public address.  

Ms. Diane Zahm, Urban Affairs & Planning at VA Tech, stated graduate students had prepared a report 
at her request regarding the implementation of the village plans and recommendations for zoning and 
best practices. Students concluded that the desired development and implementation may not be possible 
based on current zoning. A new zoning ordinance is imperative to implement the Village Plans.  

Mr. Miller extended his appreciation to Dr. Zahm and the students of VA Tech.  

It was the consensus of the planning commission to have a more in-depth presentation at a future 
meeting. 

Mr. Miller closed public address. 
 
APPROVAL OF AGENDA: 
On a motion by Mr. Moore seconded by Mr. Rice and unanimously carried the agenda was approved as 
amended. 

 
APPROVAL OF CONSENT AGENDA: 
On a motion by Mr. Howard, seconded by Mr. Rice and unanimously carried the consent agenda was 
approved as presented. 

 



OLD BUSINESS:  
Dale Alderman, SUP Request 

Ms. Doss stated staff is still working with Mr. Alderman regarding the request. Concerns regarding site 
maintenance, buffering, landscaping, and bringing the property into compliance are still being discussed. 
The lot is currently being used for the contractor storage yard.  

Mr. Seitz requested staff consider storage of materials. 

On a motion by Mr. Moore, seconded by Mr. Lau and unanimously carried, the Planning Commission 
deferred the request to the July meeting.  

Mr. Sandy noted the Board of Supervisors meeting would also be deferred.  
 
NEW BUSINESS:  
Northwoods Phase I Subdivision Preliminary Plat approval 

Mr. Sandy stated the applicant has requested a 22 lot subdivision. The property is zoned Residential and 
has several conditions. He reviewed the conditions and how they affect the proposed subdivision. The 
subdivision has been reviewed by staff for conformance with the County Subdivision Ordinance. He 
reviewed staff comments. One concern of staff is the location of the road on the ridgeline. An alternative 
would be to shift the road to the south so it will not be as visible. He presented a view shed analysis for 
the subdivision. The applicant is seeking preliminary approval with conditions. 

Therion Berineau, Anderson and Associates, presented a revised plan showing a shift in the location of 
the road. There are limiting factors with the location of the road such as an existing right of way, and 
topography. There are a couple of other ridges that will shield a portion of the development but it will 
not be possible to eliminate the visibility.  

Mr. Sandy stated another view shed projection could be done; however, it will be visible regardless of 
the exact location. The goal is to minimize the impact.  

Mr. Berineau stated a traffic analysis was conducted and the amount of traffic does not require a 
deceleration lane. The entrance has been relocated due to wetland issues and additional site distance has 
been obtained. The owner has been working with Bob Fronk, PSA Director regarding water issues for 
the entire region.  

On motion by Mr. Wells, seconded by Mr. Haynes and unanimously carried the Planning Commission 
approved the Northwoods Subdivision preliminary plat with the following conditions: 
1. The Virginia Department of Transportation (VDOT) shall review and approve the road construction 

and drainage plans for the roads within Phase 1 including the improvements to Haywood Lane and 
Merrimac Road (Rte. 657).  

2. The Montgomery County Public Service Authority (PSA) shall review and approve all public water 
and sewer construction plans including the provisions for fire protection described in Montgomery 
County Subdivision Ordinance. 

3. The Virginia Department of Environmental Quality (DEQ) shall approve the storm water 
management and erosion & sediment control measures under the Virginia Water Protection 
Permitting Guidelines and all wetland disturbances.  

4. The County Engineer shall review and approve the erosion & sediment control plans.  
5. The County Attorney shall review and approve the private covenants and deed restrictions with 

regard to the riparian buffer / open space easement and stormwater maintenance facilities. 



6. The County GIS Analyst shall approve new street name(s). 
7. All remaining items on the attached Subdivision Application Report dated June 9, 2008 shall be 

addressed. 

  

Amy Doss, Resolution of Appreciation 

Mr. Miller read and presented the following Resolution of Appreciation to Mrs. Amy Doss: 

RESOLUTION 
WHEREAS, Mrs. Amy Doss has provided dedicated and distinguished service to the people of 

Montgomery County while serving as Development Planner from May, 2006 to June, 2008, and 

WHEREAS, Mrs. Doss has used her professional planning skills, customer service skills and 
administrative abilities on a number of projects important to Montgomery County including: 

• Administration of county zoning and subdivision activities (under the supervision of the Zoning 
Administrator) including staff analysis and reports and enhancement of the subdivision database. 

• Administration of the County’s Rural Addition Program 

• Staff support of Land Development Office (LDO) implementation and integration with the 
subdivision database  

• Preparation of successful grants including the Lyric Theatre Challenge Grant, and the 
Montgomery Museum Challenge Grant. 

WHEREAS, Mrs. Doss has used her education and skills to represent Montgomery County as follows: 

• Member of the American Planning Association;  

• Contributing member of the NRV Bikeway / Walkway Committee and the Green Infrastructure 
Initiative Committee 

• Certified by the Virginia Citizens Planning Association. 

NOW THEREFORE, BE IT RESOLVED, that the Montgomery County Planning Commission hereby 
expresses its appreciation to Mrs. Amy Doss for over 2 years of outstanding service to the people of 
Montgomery County. 

 

Mrs. Doss stated the job has given her the opportunity to grow professionally.  She extended her 
appreciation to the Planning Commission and staff for their support. 

 

Meghan Dorsett, Resolution of Appreciation 

Mr. Miller read the following Resolution of Appreciation and presented it to Ms. Dorsett: 

RESOLUTION 

WHEREAS, Ms. Meghan Dorsett has provided dedicated and distinguished service to the people 
of Montgomery County while serving as Comprehensive Planner from August, 1999 to June, 2008, 
and 



WHEREAS, Ms. Dorsett has used her professional planning skills, customer service skills and 
administrative abilities on a number of projects important to Montgomery County including: 

• Administration and preparation of the award winning Montgomery County 2025 
Comprehensive Plan, including designation of six Villages and their associated land use 
plans, including countless hours of facilitating meetings with community groups; 

• Preparation of Village Transportation Links (VITL) Plans; 

• Enhancement and distribution of a departmental newsletter “News & Notes”, including 
quarterly and annual reporting for the Departments of Planning, GIS, and Inspections; 

• Facilitated various departmental strategic planning processes and the Planner’s in Public 
Schools Program and numerous other special projects; 

• Staff support for the Coal Mining Heritage Park and Huckleberry Trail Projects including the 
award winning design for the Merrimac Link Bridge; and 

• Assisted in the administration of County zoning and subdivision activities including staff 
analyses and reports. 

WHEREAS, Ms. Dorsett has used her education and skills to represent Montgomery County as 
follows: 

• Member of the New River Valley Home Consortium, American Planning Association, 
Virginia Chapter of the American Planning Association, National Association of County 
Planners; and  

• Certified by the American Institute of Certified Planners and the Virginia Citizens Planning 
Association. 

NOW THEREFORE, BE IT RESOLVED, that the Montgomery County Planning Commission 
hereby expresses its appreciation to Ms. Meghan Dorsett for over 9 years of outstanding service to 
the people of Montgomery County. 

Ms. Dorsett stated she would like to thank the county for the interesting opportunities.  

Mr. Sandy stated that Joe Powers has been hired part-time to help with the workload. He extended his 
appreciation to both Mrs. Doss and Ms. Dorsett.  

 
WORK SESSION: 
On motion by Mr. Moore, seconded by Mr. Howard and unanimously carried the planning commission 
entered into worksession. 

VDOT Regulations 

Mr. Sandy reviewed a presentation prepared by Nick Donohue regarding the proposed Secondary Street 
Acceptance Requirements.  

On a motion by Mr. Haynes, seconded by Mr. Howard and unanimously carried closed worksession. 

 

 



 
LIAISON REPORTS:  
Board of Supervisors 

No Report 

Agriculture & Forestal District 

No Report 

Blacksburg Planning Commission  

No Report 

Christiansburg Planning Commission  

Mr. Rice stated the Christiansburg Planning Commission discussed two conditional use permits unrelated to 
the county.  

Public Service Authority  

Mr. Wells reported the PSA discussed the delegation of Peppers Ferry Road for water service. PSA will 
survey the area to determine the number of potential customers. The second item on the agenda was 
regarding Henry Brabham’s request for water service at the Lancer Truck Stop. He was requesting service 
due to quality and quantity issues. There is public sewer serving the property. PSA will study the feasibility 
of providing the water.  

Parks & Recreation 

Mr. Howard stated the Parks & Recreation Committee discussed a request for use of McCoy Ball Park. The 
Bethel Sporting Complex is near completion and the Frog Pond is open for the season. 

Radford Planning Commission 

No Report 

School Board 

No Report 

Transportation Safety Committee 

Mr. Wells reported that a public hearing was held at Falling Branch Elementary School regarding the truck 
climbing lane extension.  

Planning Director’s Report 

Mr. Sandy stated that the Fort Lewis Mountain project was approved for private streets with a number of 
conditions. The Reese proposal has been tabled for an outside source to study the area and provide a 
hydrogeology analysis. The Burdette request was tabled with concerns regarding storm water. An AFD 
meeting will be held to discuss an addition to the AFD and to hear a presentation on AgriTourism and 
Agribusiness. 

 

 
There being no further business, the meeting was adjourned. 



AT A MEETING OF THE MONTGOMERY COUNTY PLANNING COMMISSION ON JULY 9, 
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 
Steve Cochran, Member 
Steve Howard, Member  

  Walt Haynes, Vice Chair  
David Moore, Member 
Bryan Rice, Member  
Malvin Wells, Member 
John Muffo, Board of Supervisors Liaison 

 Dari Jenkins, Planning & Zoning Administrator 
  Brea Hopkins, Zoning Technician 
 
Absent:  Frank Lau, Member 
 
PUBLIC ADDRESS: 
None 
 
APPROVAL OF AGENDA: 
On a motion by Mr. Cochran, seconded by Mr.Howard and unanimously carried the agenda was 
approved as presented. 
 
PUBLIC HEARING: 
A request by Phillips Family Trust, (Agent: Debbie Balser, NTELOS) for a special use permit on 
approximately 53.893 acre tract(s) in an Agriculture (A-1) zoning district to allow a 100’ 
telecommunication tower.  The property is located east of Riner Road (Rt. 8), accessed by a private 
driveway located 200 feet south of 3148 Riner Road, and is identified as Tax Parcel No(s). 106- 4 
10B,10A,1* (Acct No. 014354), in the Riner Magisterial District (District D).  The property currently 
lies in an area designated as Resource Stewardship in the Comprehensive Plan. 

Mr. Miller introduced the request. 

Ms. Jenkins discussed the request from NTELOS to allow construction of a 100 foot tower. The 
property is located within an Agriculture Forestal District; however, requests for towers within AFD 
districts have been reviewed and are deemed to be allowable. The tower will be monopole design with 
flush mounted antennae and associated ground equipment. Space at 70 ft. will be provided for 
Montgomery County Emergency Services. The tower site was relocated from the preferred site on the 
ridge to the proposed location. The cattle will continue to be pastured. Additional fencing and 
landscaping has been proposed for protection. Trees will be planted between the site and Ms. Phillips 
property to address the concern she had regarding the view of the tower. Ms. Jenkins reviewed photos, 



video, and maps of the property. GIS staff prepared an orthographic presentation to show the areas the 
tower would be visible if constructed at the proposed height.  

Mr. Miller opened the public hearing. 

Mr. Will Dibling, Representative for Ntelos, stated the tower would be located in an ideal area. The goal 
is to provide coverage to the neighborhoods and schools in the area. The policy of Ntelos is to construct 
new towers as a last resort. Co-location is always the first priority to reduce costs. Ntelos is in an area of 
poor coverage and is currently located on the two closest structures in the area. There will be space for 
two other locators plus emergency services on the proposed tower. He discussed the proposed screening 
and fencing to buffer the tower site. Along the Phillips property line additional Cypress trees will be 
planted and protected by a fence. No lighting will be installed on the tower. The proposal is consistent 
with the overall comprehensive plan. All conditions recommended by staff are acceptable and will be 
complied with by Ntelos.  

Mr. Haynes asked where Ntelos is currently located within the area. 

Mr. Tony Edmunds, Ntelos, stated the first site is on an AEP site along Interstate 81 and the other site is 
a collocation on the Verizon tower to the south. The second location is not active at this moment. 

There being no further speakers, the public hearing was closed.  

Mr. Moore stated the request met all comprehensive plan guidelines 

Mr. Seitz stated the proposed tower is in an area that is void of vegetation. The tower is going to be 
prominent and an eyesore. This goes to the limit of what should be allowed. 

Mr. Rice stated he preferred the monopole stealth design. The applicant has done a good job at 
minimizing impact and providing additional screening.   

Mr. Miller stated the stealth tower is preferable and the applicant has answered all concerns.  

Mr. Haynes stated he was concerned with the proposed fencing due to possible decay of wooden boards. 
A green chain link would still be aesthetically pleasing.   

On a motion by Mr. Moore, seconded by Mr. Wells and carried by a 7-1 vote (Seitz opposed, Cochran 
absent) the planning commission recommended approval of the request by Phillips Family Trust, 
(Agent: Debbie Balser, NTELOS) for a special use permit on approximately 53.893 acre tract(s) in an 
Agriculture (A-1) zoning district to allow a 100’ telecommunication tower with the following 
conditions: 
1. Tower shall not exceed a total overall height of 105 feet inclusive of the proposed lightening rod 

with a ground elevation of 2,068 ft.  Tower shall not have lighting.  Tower shall have a base 
diameter not to exceed 30 inches and a top diameter of 24 inches (proposed size requested from 
applicant). 

2. Site development shall be in substantial conformance with the plans entitled, “nTelos Proposed 100’ 
Monopole Tower, Riner – RN770, 3140 Riner Road”, prepared by Terradon Corporation, dated 
April 17, 2008 and received by Montgomery County on June 25, 2008.   

3. Tower shall be of a “monopole stealth design” where 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 emergency 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. 

 
 
There being no further business, the meeting was adjourned. 
 
 



AT A MEETING OF THE MONTGOMERY COUNTY PLANNING COMMISSION ON JULY 16, 
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  

Steve Cochran, Member 
Frank Lau, Member  

  Walt Haynes, Vice Chair  
David Moore, Member 
Bryan Rice, Member  
Malvin Wells, Member 
John Muffo, Board of Supervisors Liaison 
Steve Sandy, Planning Director 

 Dari Jenkins, Planning & Zoning Administrator 
  Brea Hopkins, Zoning Technician 
 
Absent:  Steve Howard, Member  

William Seitz, Secretary 
 
 
PUBLIC ADDRESS: 
None 
 
APPROVAL OF AGENDA: 
On a motion by Mr. Wells, seconded by Mr.Rice and unanimously carried the agenda was approved as 
amended. 
 
APPROVAL OF CONSENT AGENDA: 
On a motion by Mr. Rice, seconded by Mr.Wells and unanimously carried the consent agenda was 
approved as presented. 
 
OLD BUSINESS:  

A request by Dale W. Alderman for a special use permit on 3.807 acres in an 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. TABLED 6/11/08. 

Ms. Jenkins reviewed the request and actions taken to date. The item was deferred at the last meeting to 
allow further discussion with the applicant. She reviewed the conditions that were proposed by staff. 

Mr. Rice stated the request appeared to be acceptable with the conditions proposed by the staff. 

On a motion by Mr. Rice, seconded by Mr. Wells and carried by a 7-0 vote the Planning Commission 
recommended approval of the 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 with the following conditions: 



1. Special Use Permit authorizes use of the property for a residential contractor’s storage yard 
and residential use only.  No retail sales of any nature shall occur on site. 

2. Employees shall be limited to six (6).  Property shall contain no more than six (6) employee 
vehicles and no more than ten (10) pieces of construction equipment/vehicles at any time. 

3. The contractor’s storage yard shall not be open to the public and shall create no exterior 
impacts including noise, vibration, glare, odors, or electrical interference. 

4. Equipment stored on the property shall be in good working condition and owned by the 
property owner.  Equipment shall be stored only in areas designated for such storage on the 
concept plan dated July 8, 2008. 

5. There shall be no outdoor storage of materials, tools, etc. 
6. There shall be no trash, litter or debris stored on the site. 
7. Repair work shall only be conducted on vehicles owned by the property owner.  Unless 

manufactured as off-road vehicles, all vehicles stored on the property shall display current 
DMV plates, state inspection, in addition to any required Montgomery County decals. 

8. There shall be no storage of fuel onsite.  The stream shall be protected from contaminants as 
required by local, state, or federal regulation. 

9. Any lighting installed on-site shall be dusk to dawn, “full cut-off” type fixtures to avoid glare 
onto adjacent properties and Pilot Road. 

10. Hours of operation shall be limited to 6:30 a.m. through 6:00 p.m.  
11. Prior to construction of any new buildings on the property, owner shall obtain appropriate 

building permits, and/or other permits required by local, state, or federal regulation. 
12. Entrance shall meet VDOT specifications.   
 
WORKSESSION: 
On motion by Mr. Cochran, seconded by Mr. Rice and unanimously carried the Planning Commission 
entered into work session. 
 
The Ridges, Hydrogeology Report 
Mr. Sandy stated the Board of Supervisors had requested a study regarding water availability for the 
proposed additional phases of the Ridges to be completed by an independent third party. The study has 
been completed. Mr. Ted Dean is here to review the findings of that report. Copies of the report have 
been distributed. 
Mr. Ted Dean discussed the process for reviewing the study area. He presented his conclusions and 
recommendations. The groundwater should not be an issue regarding the proposed Ridges development. 
It is important to educate prospective owners regarding their proposed wells and the options available to 
them.  He reviewed the limitations of the study.  
Mr. Rice asked about the overall water availability within Montgomery County. 
Mr. Dean stated it would depend on the geologic structure of each location; however, the limestone 
areas would yield more water production. Shale is the worst environment to find water in. The deeper 
the well the better chance to get a higher yield.  

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

No Report 

Agriculture & Forestal District 



Mr. Miller stated the AFD Committee met July 2nd with representatives from the State Dept of 
Agriculture regarding Agri-business and Agri-tourism. The committee also reviewed a request for an 
addition to the AFD-2 (Catawba Road) district. 

Blacksburg Planning Commission  

No Report 

Christiansburg Planning Commission  

No Report 

Economic Development Committee 

No Report 

Public Service Authority  

Mr. Wells stated the PSA met on July 7th to discuss the financial report and disconnection fees. 

Parks & Recreation 

No Report 

Radford Planning Commission 

No Report 

School Board 

No Report 

Transportation Safety Committee 

Mr. Wells reported that the committee met on July 8th and discussed issues regarding the mowing of 
roadsides.  

Planning Director’s Report 

Mr. Sandy stated that the Peterman request was approved, and the Burdette request was approved after 
being tabled for stormwater runoff concerns to be addressed. The department has received the 
preliminary revised floodplain maps and has started a review process. Prior to finalizing the maps 
community meetings will be held. He noted the Planning Commission meeting for August 20th has been 
cancelled.  
  
 
There being no further business the meeting was adjourned. 



AT A MEETING OF THE MONTGOMERY COUNTY PLANNING COMMISSION ON AUGUST 
13, 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 Howard, Member  

  Walt Haynes, Vice Chair  
David Moore, Member 
Bryan Rice, Member  
Malvin Wells, Member 
John Muffo, Board of Supervisors Liaison 
Steve Sandy, Planning Director 

 Dari Jenkins, Planning & Zoning Administrator 
  Brea Hopkins, Zoning Technician 
 
Absent:  Steve Cochran, Member 
 
PUBLIC ADDRESS: 
None 
 
APPROVAL OF AGENDA: 
On a motion by Mr. Howard, seconded by Mr. Seitz and unanimously carried the agenda was approved 
as presented. 
 
APPROVAL OF CONSENT AGENDA: 
On a motion by Mr. Howard, seconded by Mr. Seitz and unanimously carried the agenda was approved 
as presented. 
 
PUBLIC HEARING: 
A request by Sandra Gail Jordan, (Agent: Cellere for CST) for a Special Use Permit on approximately 
29.5 acres in an Agriculture (A-1) zoning district to allow a 199’ telecommunication tower.  The 
property is located east of Alleghany Spring Road, accessed by a private driveway located at 477 
Alleghany Spring Road, and is identified as Tax Parcel No(s). 083- A 27D, 27 (Acct No. 026123), in the 
Shawsville Magisterial District (District C). The property currently lies in an area designated as 
Resource Stewardship in the Comprehensive Plan. 

Mr. Miller introduced the request. 

Ms. Jenkins stated the applicant was requesting a 199’ telecommunication tower. She reviewed the 
maps, photos, and the approximate location of the proposed tower. The tower would provide cellular 
service to the residents in the Shawsville area. Photo simulations using results of a balloon test have 
been provided to show the appearance of the tower if constructed.  Propagation maps showing the level 



of service that would be provided if the tower is approved have been submitted.  The application is 
inconsistent with the comprehensive plan because of the proposed ridgeline location and lack of 
demonstration of possible collocation opportunities on other structures.  

Mr. Miller opened the public hearing . 

Ms. Kate Flippin, representing Cellere, stated the applicant has reviewed the proposed conditions and 
are acceptable with a couple of exceptions.  The diameter needs to be flexible to allow the ability to 
include all cables, wires, etc. within the tower. She reviewed the application submitted.  Four (4) 
collocation opportunities will be available. If the tower is approved at a reduced height the number of 
collocation opportunities could be reduced. Topography of the area proved to be challenging because it 
requires the tower to be at a higher elevation. There were no collocation opportunities available for 
AT&T. Other alternatives were not considered due to sensitivity of the ridgeline. Two (2) letters had 
been submitted with concerns. One concern was related to health issues; however, it has been 
determined that cannot be considered by the locality when making their decision.  Due to the number of 
other carriers in the area collocation opportunities are important.  

Mr. Miller asked if the location of slave cemetery had been determined. 

Ms. Jenkins stated everyone is aware of the cemetery; however, the exact location is not known.  

Mr. Larsen, AT&T, stated the company would conduct environmental testing and will make 
recommendations regarding the cemetery based on the findings.  

Mr. Seitz asked if there was flexibility to move the proposed tower site. 

Mr. Larsen stated if the environmental agency suggests relocation, the tower can be moved elsewhere on 
the property.  

There being no further comments the public hearing was closed. 

Mr. Moore asked if there were other collocation opportunities in the area. 

Mr. Sandy stated that staff is not aware of any other possible locations.   

Mr. Moore stated that reducing the structure height does not reduce visibility. 

Mr. Sandy stated that the elevation plus the height of the proposed tower should provide ample 
collocation opportunities.  Emergency services has indicated an interested in collocating.  In regards to 
the slave cemetery a condition could be added to fence off the slave cemetery at least during 
construction to prevent accidental disturbance of the area. 

Mr. Seitz stated it would be appropriate to locate and permanently fence the grave sites.  

Mr. Sandy stated the main concern is traffic entering and leaving site. There is not a great deal of 
concern regarding the lease area since it will be determined.  

Mr. Miller stated he could not support a diameter of 40” at the top of the tower; however, a 30” diameter 
would be more reasonable. 

Ms. Jordan, property owner, stated the cemetery has been plotted at the corner of property. There are 
depressions, but no headstones. The proposed tower site is at least 100 feet from the cemetery.  

On motion by Mr. Wells, seconded by Mr. Lau and carried by a 8-0 vote (Cochran absent) the Planning 
Commission recommended approval of the request by Sandra Gail Jordan, (Agent: Cellere for CST) for 



a Special Use Permit on approximately 29.5 acres in an Agriculture (A-1) zoning district to allow a 
telecommunication tower with the following conditions: 
1. Tower shall not exceed a total overall height of 165 feet inclusive of the proposed lightening rod 

with a ground elevation of 1,545 feet.  Tower shall not have lighting unless required by the FAA.  
Tower shall have a base diameter not to exceed 60 inches and a top diameter of 30 inches. 

2. Site development shall be in substantial conformance with the plans entitled, “AT&T VA-00-200A 
Alleghany, + 477 Alleghany Springs Road”, prepared by Wilcox Professional Services, dated June 
3, 2008 and received by Montgomery County on June 24, 2008.   

3. Tower shall be of a “monopole stealth design” where 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 emergency 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. 

9. Temporary fencing of the “Slave Cemeteries” identified on the property shall be installed and 
inspected by the Zoning Administrator prior to initiation of construction of the tower, and shall 
remain in place until construction is complete and site plan requirements are approved by the Zoning 
Administrator. 

 

A request by Gordon and Nancy Johnson to add approximately 84.34 acres to existing Agricultural & 
Forestal District 2. The property is located on Catawba Road (3400 block) and is identified as Tax 
Parcel No. 20-A-6 (Acct No. 009762) in the Mt. Tabor Magisterial District (District A). The property 
currently lies in an area designated as Resource Stewardship in the Comprehensive Plan. 

Mr. Miller introduced request. 

Mr. Sandy stated the applicant was requesting to add an 84 acre parcel to the AFD-2 (Catawba Road) 
district. He reviewed the maps and location of the property. The AFD advisory committee met on July 2, 
2008 and held a site visit. The members that were present had no objections to adding the property to the 
AFD district. The absent members were notified and all but two replied stating they approved the 
request. 

Mr. Miller opened the public hearing; however, there being no speakers the public hearing was closed.  

On a motion by Mr. Moore, seconded by Mr. Howard and unanimously carried the Planning 
Commission found that the applicant demonstrated good and reasonable cause for the addition of 84.34 
acres to AFD District – 2 and recommended approval of the request. 

 



  
WORKSESSION: 
On a motion by Mr. Howard, seconded by  Mr. Rice the Planning Commission entered into work 
session. 

Implementing the Village Plans- Diane Zahm  

Mr. Sandy stated Ms. Zahm was present to further discuss the report handed out at the July 2008 
meeting.  

Ms. Zahm stated approximately 90 students had been working on the village plans throughout the 
previous years. This project was not initiated by the county. She reviewed the goals of the project and 
the process used to provide the final report. Students determined that there is not enough land within the 
village to accommodate the proposed growth. They further determined that the existing ordinances and 
policies do not support the comprehensive plan goals. There appears to be a contradiction in the goals of 
the villages and providing areas for growth.  She discussed options and possible solutions for meeting 
the goals and implementing the village plans.  

Mr. Miller thanked Dr. Zahm and her students for the work that had been performed. 

On a motion by Mr. Howard, seconded by Mr. Rice and unanimously carried the Planning Commission 
closed the work session. 

 
OLD BUSINESS:  
Phillips Major Subdivision- Final Plat Approval 

Mr. Sandy stated a revised plat showing the extension of Cold Mountain Subdivision had been 
distributed. The plat was reviewed previously and approved with conditions.  The health department has 
not completed their review; however, there is only one meeting this month. Staff is suggesting since the 
other conditions have been met that an approval be given contingent upon favorable health department 
approval being received. The subdivision agent and the Planning Commission Chair would sign the plat 
and the Board of Supervisors will not be given the plat for review until health department approval is 
received.  

Mr. Clements, Gay & Neel, stated the plat was submitted to the health department two separate times. 
They have indicated a site visit is necessary to verify the soils work prepared by the soil scientist. A 
different type of treatment system may be required for a couple of the lots.  

On a motion by Mr. Wells, seconded by Mr. Rice unanimously carried the Planning Commission 
approved the Phillips Major Subdivision Plat contingent upon receipt of health department approval.  

 
 
NEW BUSINESS:  
Radio Knob Subdivision- Preliminary Plat Approval 

Mr. Sandy stated the proposed Radio Knob Subdivision is located off Clay Street at the intersection with 
Cherry Lane. It was rezoned to Residential (R-2) in April 1993 with three (3) proffered conditions. This 
subdivision consists of nine (9) lots served by public water and sewer provided by the Town of 
Blacksburg. Preliminary approval is recommended with 7 conditions.  



On a motion by Mr. Howard , seconded by Mr. Rice and unanimously carried the Planning Commission 
approved the preliminary plat for Radio Knob Subdivision subject to the following conditions.  

1. The Virginia Department of Transportation (VDOT) shall review and approve the entrance(s) onto 
Cherry Lane and any associated drainage plans.  

2. The Town of Blacksburg shall review and approve all public water and sewer construction plans 
including the provisions for fire protection described in Montgomery County Subdivision Ordinance. 

3. The Emergency Services Coordinator and Blacksburg Fire Chief shall review and provide comment 
on proposed alley to address any public safety needs or concerns.  

4. The County Engineer shall review and approve the erosion & sediment control plans.  

5. The County Attorney shall review and approve the private covenants and deed restrictions and storm 
water maintenance facilities. 

6. The County GIS Analyst shall approve new street name(s) and addresses. 

7. All remaining items on the attached Subdivision Application Report dated August 6, 2008 shall be 
addressed. 

 

Cloverlea Phase II- Preliminary Plat Approval 

Mr. Sandy reviewed the location of the property. The property was rezoned to Residential (R1) in 2003 
with 6 proffered conditions. Phase I is near build out and the developer is seeking approval for Phase II. 
Development would have public water and sewer provided by the Public Service Authority. Preliminary 
approval is recommended with 7 conditions.  

On a motion by Mr. Haynes , seconded by Mr. Rice and unanimously carried the Planning Commission 
approved the Preliminary Plat for Cloverlea Subdivision Phase II subject to the following six (6) 
conditions: 
 

1. The Virginia Department of Transportation (VDOT) shall review and approve the proposed streets 
and any associated drainage plans.  

2. The Montgomery County PSA shall review and approve all public water and sewer construction 
plans including the provisions for fire protection described in Montgomery County Subdivision 
Ordinance..  

3. The County Engineer shall review and approve the erosion & sediment control plans.  

4. The County Attorney shall review and approve the private covenants and deed restrictions and storm 
water maintenance facilities. 

5. The County GIS Analyst shall approve new street name(s) and addresses. 

6. All remaining items on the attached Subdivision Application Report dated August 6, 2008 shall be 
addressed. 

 

 

 



LIAISON REPORTS:   
Board of Supervisors 

No report 

Agriculture & Forestal District 

No report 

Blacksburg Planning Commission  

No report 

Christiansburg Planning Commission  

No report 

Economic Development Committee 

No report 

Public Service Authority  

Mr. Wells reported that the PSA discussed the Lancer Truck Stop water and sewer service. The 36” pipe 
under the road may be able to hold the proposed water line. 

Parks & Recreation 

No report 

Radford Planning Commission 

No report 

School Board 

No report 

Transportation Safety Committee 

No report 

Planning Director’s Report 

Mr. Sandy stated the Alderman request was approved Monday with an additional condition regarding a 
buffer of weeping willow trees. The Phillips cell tower was approved as recommended. 

The Planning Commission meeting for  August 20th has been cancelled.  

CPEAV training will be held in October in Williamsburg. Please notify Brea if you would like to attend.  
The deadline to register is Sept. 30th; however, due to limited room availability it is necessary to make 
reservations as soon as possible.   
 
 
 
There being no further business, the meeting was adjourned. 
 
 



 

 

 

MEMORANDUM 

TO: Planning Commission 

FROM: Planning Staff 

DATE: October 2, 2008 

RE: Staff Analysis – Oak Forest, MHC, LLC (Agent Gay and Neel, Inc.) SUP-2008-06129 
 

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 currently known as 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. 

____________________________________________________________________________________ 
 
I.  Nature of Request

The applicant is requesting to amend an existing a Special Use Permit (SUP) approved on February 
23, 2004 on approximately 57.72 acres zoned Planned Mobile Home Residential Park to allow the 
elimination of condition number(s) 3, 5, 7, 8, and 10 by the Board of Supervisors. The elimination of 
these conditions and granting of Special Use Permit would result in the ability of Oak Forest Mobile 
Home Park to install an additional 18 mobile homes, totaling 214, in what is currently open space at 
the front of the park.  

The conditions, from the February 23, 2004 approved SUP, which the applicant is seeking to have 
eliminated are as listed:  

• Condition #3: The loop road shown on the plan between Hightop Rd. and Merrimac Rd. 
shall be constructed to VDOT standards and shall be dedicated as a public highway. This 
road shall be constructed prior to the installation of any mobile homes on new spaces.  

• Condition #5: Final Development Plans shall include fire hydrant locations. Hydrants shall 
be installed throughout the park so that no mobile home is more than 500 feet, by road, 
from a hydrant, subject to engineering constraints. Fire protection shall be installed prior to 
the rental of installation of any mobile homes over 186 units. Hydrants shall be flow tested 
once per year and flushed twice per year under the supervision of the local fire department, 
Public Service Authority or a VA licensed professional engineer.  

• Condition #7: New private non-dedicated streets shall be developed in accordance with 
Section 10-36(7)(c) of the zoning ordinance and surfaced prior to the installation of any 
mobile homes served by these streets.  



 
 

• Condition #8: This Special Use Permit shall become void after two (2) years from the date 
of approval unless substantial construction has occurred in accordance with Section 10-54(j).  

• Condition #10: The existing detention pond within the park shall be restored to the 
original design conditions as described in plans dated March 7, 1986 and accompanying 
Erosion & Sediment narratives. The Owner shall enter into a maintenance agreement 
covering all existing and new drainage facilities. The agreement shall be approved by the 
County Attorney and County Engineer. The agreement shall be executed and all the 
restoration work done and approved by the County Engineer on the existing detention pond 
prior to occupancy of any units in excess of the current approval and prior to any other land 
disturbing activities on the site. The maintenance agreement shall be incorporated and 
become part of these conditions.  

 
II.  Location  

Oak Forest Mobile Home Park is located at 1156 Hightop Rd., just east of the intersection with 
Merrimac Rd. The property consists of Tax Parcel Nos. 66-A-98 and 99A, totaling 57.72 acres. The 
park is bounded on the north by Warm Hearth Village, a retirement community zoned RM-1 (Multi-
Family). Most of the other surrounding properties are rural residential in nature and are zoned A-1 
(Agriculture).  

Water and Sewer service are supplied by the Montgomery County PSA.  

 
III. Impacts  
 

The applicant is requesting to amend the existing Special Use Permit by eliminating several conditions.  
 
Condition #3: This condition required that a loop road be constructed to VDOT standards connecting   
Merrimac Road and Hightop Road. The applicant would like to remove that condition because VDOT 
will not take over a road if it does not serve at least three different land owners. In addition, the 
applicant states that it is physically and fiscally impossible to build the road to meet state standards.  
 
Review of the Planning Commission minutes from December 2003 indicate that the proposed loop 
road was intended to be constructed for safety considerations and to allow school buses to enter the 
property and pick up children at a school bus shelter.  
 
Condition #5: This condition required that fire hydrants be installed throughout the park so that no 
mobile home was located more than 500 ft. from a fire hydrant by road. In addition, the condition 
required that the hydrants be flow tested once a year and flushed twice per year under supervision of 
local fire department, PSA, or a VA licensed engineer. The applicant states that this condition has been 
met.  
 
The waterline and hydrants have been installed and approved. However, the testing maintenance of 
these hydrants is an ongoing item and should not be deleted from the SUP conditions.  
 
PSA Director, Bob Fronk, has recommended that the testing requirement be amended to conform to 
the current PSA policy regarding fire hydrant testing (See attached letter). Furthermore, he has 
suggested that the required annual testing fee be charged to Oak Forest MHC, LLC since this fire 
protection only serves the park.  
 



 
 

Condition #7: This condition required that any new private road(s) constructed within the park 
would meet zoning ordinance standards. The applicant has requested to eliminate this condition since 
the conceptual plan design has changed and they are no longer proposing any new roads.  
 
Condition #8: This condition reiterates the language in the zoning ordinance that states that the SUP 
will become void if no activity occurs within two (2) years of approval.  
 
The applicant has suggested deletion because substantial construction has occurred.  
 
Condition #10: This condition required that the existing detention pond be restored to the original 
design conditions. There was also a requirement that an agreement be provided for maintenance of all 
existing and proposed drainage facilities.  
 
The applicant has indicated that all items have been completed.  
 
 

IV. Comprehensive Plan 
 

Oak Forest lies in an Urban Expansion area in the comprehensive plan (See Policy Map). This Plan 
specifically identifies mobile homes as one of the housing types to be encouraged in this area.  
 

IV. Analysis 
 

The applicant has requested that the condition to provide a new VDOT road be eliminated as well as 
elimination of several other conditions because those items have been completed.  The condition (No. 
3) requiring a VDOT approved loop road between Hightop Road and Merrimac Road was intended to 
provide:  
 

• Safe Access 
• Improved drainage/runoff at Hightop Road and Merrimac Road  
• Secondary access to the park 
• Safe location for school bus stop/shelter 

 
It is possible that the park owner could address each of these conditions through an alternate plan; 
however, none has been offered.  
 
Condition #5 should not be deleted merely since water lines and hydrants have been installed and 
approved.  The condition should remain to ensure that fire hydrants remain in place on the property 
and are not removed at some point in the future. The testing and maintenance language should not 
be eliminated from being required on the existing system however, it can be amended. Conformance 
with the PSA policy as suggested by the PSA Director appears appropriate.  
 
Condition #7 can be eliminated since the proposed design has been modified to utilize existing road 
network. Due to the change in the plans, condition #1 must also be amended to reflect the new 
Concept Development Plan.  
 
Condition #8 applies to this Special Use permit regardless of whether it is listed as a condition or not 
since it is already a stipulation within the zoning ordinance.   
 



 
 

The work required in condition #10 has been satisfied and the maintenance agreement has been 
recorded in the Montgomery County Clerk’s Office.  Staff believes that the condition should remain but 
be modified to reference the agreement to reiterate the importance of storm water management and 
maintenance on the site as well as the original design.  
 

VI.   Staff Recommendation 
 
Staff preliminarily recommends approval of the request to amend the conditions of the Special Use 
Permit dated February 24, 2004, as follows.  
 
1. This Special Use Permit authorizes the expansion of Oak Forest Mobile Home Park to a maximum 

of 214 units and construction shall be in substantial conformance with preliminary concept 
development plan prepared by Gay and Neel, Inc. dated 9/02/08.  

2. Final development plans complying with Section 10-36 of the zoning ordinance shall be approved 
by the zoning administrator prior to the issuance of building permits for installation of mobile 
homes on new spaces.  

3. A loop road shall be provided on the plan between Hightop Road and Merrimac Road and it shall 
be constructed to VDOT standards. This road shall be constructed and certified by a VA licensed 
professional engineer that it meets all VDOT standards prior to the installation of any mobile 
homes on new spaces.  

4. Final development plans shall include a bus shelter as requested by Montgomery County Public 
Schools for a school bus loading area.  

5. Final development plans shall include fire hydrant locations. Hydrants shall be installed 
throughout the park so that no mobile home is more than 500 feet, by road, from a hydrant, 
subject to engineering constraints. Fire protection shall be installed prior to the rental of 
installation of any mobile homes over 186 units. Fire hydrants shall be tested and maintained by 
the Montgomery County PSA in accordance with Section 11(d) of the water and sewer regulations 
adopted August 4, 2008 as amended. All necessary fees for maintaining the hydrants shall be paid 
by property owner to Montgomery County PSA.  

6. The property owner shall pay any additional costs to increase the size of the current drainage pipe 
located under Merrimac Road (State Rte. 657). The sizing of the pipe is to be determined by the 
VDOT to adequately address drainage in the area. The property owner shall provide any necessary 
drainage easements on either side of Merrimac Rd. as determined by VDOT to ensure proper 
drainage.  

7. The existing detention pond within the park shall be restored to the original design conditions as 
described in plans dated March 7, 1986 and accompanying Erosion & Sediment narratives. Storm 
water detention pond shall be maintained in accordance with the executed agreement, dated 
February 1, 2006 (Inst. No. 06001930).  

 
 

Enclosures:  Policy Map     
  PSA Letter 
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RESOLUTION DESCRIPTION DATE 

FY-05-64 Adoption by Board of Supervisors 10-12-04 
FY-05-220 Childress Farms, Inc. 5-9-05 
FY-07-19 Virginia Vaughn 1-8-07 
FY-07-20 Ann Yates 1-8-07 
FY-07-21 Ronald E. & Tammy Salmons 1-8-07 
FY-08-13 Chie-Mey Lo Shing (Peppers Ferry Townhomes LLC) 11-14-07 
FY-08-14 John Darin & Tabitha Dawn Greear 11-14-07 
FY-08-26 Knollword Development, LLC 5-12-08 
FY-08-27 Linda S. Caldwell, et al. (Albright & Bongard, PLC) 5-12-08 
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MEMORANDUM 

TO: Planning Commission 

FROM: Planning Staff 

DATE: September 29, 2008 

RE: Staff Analysis - Lawrence S. Estes, (Agent: AT&T);  # SUP-2008-05692
 

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.  

 
 
I.  Nature of Request

The applicant is requesting a Special Use Permit (SUP) on approximately 45 acres zoned Agriculture 
(A-1) to allow construction of a 120 ft. wireless telecommunications monopole inclusive of a four (4) ft. 
lightening rod, with flush mounted and close 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 AT&T 
and be available for possible use by two additional wireless carriers and County emergency services.   

 
II.  Location  
 

The property is located at 906 Den Hill Road, and is identified as Tax Parcel No(s) 68-A-145 (Account   
No. 006179) in the Mount Tabor Magisterial District (District B). The property currently lies within an 
area designated as Resource Stewardship in the Comprehensive Plan.  All adjacent properties are 
zoned Agricultural (A-1) and most of the surrounding properties are forested, especially larger parcels 
located to the north and east.  There are several medium size parcels located to the west and south 
used mainly for residential purposes.  Enclosed is a tax map and aerial photograph of the area. 

 
III.  Impacts 
 

On August 1, 2008, the Planning Department received two (2) Special Use Permit requests for the 
construction of two (2) additional telecommunication towers on the Estes property, one from AT&T 
and one from Verizon.  There is an existing 80 ft. tower occupied by US Cellular located on the 
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property with a Special Use Permit approved by the Board of Supervisors on February 9, 2004, a copy 
of which is enclosed. 
 
Upon review of the two requests received in August, staff met with the applicants and suggested they 
discuss the possibility of working together in an effort to find a joint solution to meet their coverage 
needs, therefore, eliminating the need for consideration of competing applications on the Estes 
property.   Both AT&T and Verizon have been diligent in their efforts to minimize the view shed impact 
to the community while providing reliable coverage to their customers.  Staff received correspondence 
dated September 22, 2008 from Verizon requesting deferral of their SUP application # SU-2008-06013 
in order to continue efforts to finalize a joint solution to meet their coverage needs.  The applicants 
have concluded the AT&T application will provide a collocation opportunity to meet Verizon’s needs 
with a slight modification.  Verizon will need to install a “close mount” antennae design not to exceed 
24 inches between the face of the pole and the outer face of the antennas on the structure.  The 
normal “flush mount” design (distance between the face of the pole and outer face of antennas not 
to exceed 12 inches) will be used by AT&T and any other cellular provider collocating on the structure.  
AT&T is preparing a revision to drawing number VA-R0339G-A-1 to indicate the revised elevation view 
of the tower.   
 
Under Tab 7 of the application materials, the applicant has provided photo simulations of the request 
for review.  For comparison purposes, Photos 1A and 2A represent the view shed of the existing US 
Cellular tower, along with the proposed monopole towers requested by the initial Verizon and AT&T 
applications utilizing “close mount” and AT&T “flush mount” antennas respectively.   
 
Photos 1B, 2B, 3, 4, and 5 depict the view shed of the proposed AT&T tower and the Verizon 
collocation, with an overall height of 120 ft., utilizing a ground elevation of 1,786 feet, and existing 80 
ft. US Cellular tower.  These photos position the AT&T “flush mount” antennas in the top position on 
the tower and the Verizon “close mount” antennas in the second position from the top of the tower.   
 
Staff has included documentation from AT&T and Verizon explaining why the existing US Cellular 
tower cannot be used to meet their coverage needs.   
 
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 limited clearing required for construction 
of the tower and slight extension of the current access road.   Electrical service is available near this 
site.   
 
Visibility and view shed of the proposed structure is of considerable importance in reviewing this 
proposal since it is located east of the Town of Blacksburg and south of Blacksburg Country Club 
Estates and Deercroft Subdivision.  The monopole is proposed to be 120 ft. in height inclusive of a four 
(4) ft. lightening rod mounted on top.  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.   
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IV. Comprehensive Plan 

 
The specific location of the proposed tower is in the western portion of a wooded parcel owned by 
Lawrence S. Estes 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 “ridgeline lands” (Location K) under the established 
guidelines.  AT&T is proposing a 120 ft. monopole with a combination of flush mounted and close 
mounted antennas.  While the tower will be visible from the south eastern portion of Blacksburg, Ellett 
and Blacksburg Country Club, existing buffering and topography should minimize potential impacts on 
the majority of the surrounding area.  While ridgeline lands are one of the least preferred sites as 
designated within the Comprehensive Plan for siting new towers, the applicant has demonstrated a 
significant effort to collocate and limit impacts as much as possible 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 in the areas surrounding Blacksburg Country Club Estates and Ellet.  Based 
on the information submitted from Verizon and AT&T, it is clear that other viable alternatives for co-
location were attempted with US Cellular (documentation provided), and deemed not feasible.  
Michael Pace, Jr., Attorney representing AT&T Wireless, states that “AT&T Wireless attempted to find 
other collocation opportunities in the coverage area and found none.” 
 
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.  AT&T proposes to construct a galvanized steel monopole tower and paint both the 
tower and the antennas brown to decrease the visibility of the structure.   
 
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 emergency 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.   
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1. Tower shall not exceed a total overall height of 120 feet inclusive of the proposed lightening 

rod with a ground elevation of 1,786 feet.  Tower shall not have lighting.  Tower shall have a 
base diameter not to exceed 60 inches and a top diameter of 22 inches. 

2. Site development shall be in substantial conformance with the plans entitled, “AT&T Saint 
Andrews, Site No. R0339G”, prepared by BC Architects Engineers, dated July 30, 2008 and 
received by Montgomery County on August 1, 2008.  Revised Sheet No. VA-R0339G-A-1 shall 
be received and approved by the Zoning Administrator to indicate revised antenna conditions. 

3. Tower shall be of a “monopole stealth design” where all antennae shall be flush mounted 
(distance between face of pole and outer face of antennas not to exceed 12 inches in the top 
position; 24 inches may be necessary for modified flush mount antennas in the second position 
from the top of the structure).  Tower shall be painted brown (Wooden Cabin or similar color 
brown).  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 be fueled only by propane. 
8. Owner/agent shall provide emergency 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. 
• 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 eighty-six feet (86 feet) on the tower.  

 
 
 
 

Enclosures: Aerial Photo Map 

Tax & Zoning Map 

Photos of the Site 

Verizon and AT&T attempted co-location documentation with US Cellular  

  Blacksburg Planning Commission Correspondence dated September 2, 2008 

  Copy of 2004 SUP for existing US Cellular tower   

  Application Materials 



5

CEDAR RUN

NORTH FORK ROANOKE RIVER

WILSON CREEK

DEN HILL RD
603

LUS
TER

S G
ATE

 RD
723

MISTY HILLS CIR
703

MEERKAT LN
PRIVATE

LCW LNPRIVATE

.

Prepared by Montgomery County, Va
Planning & GIS Services, 8/4/08

0 200 400 600 800100

Feet

Montgomery County, Virginia
DISCLAIMER

INFORMATION SHOWN ARE TO BE USED FOR REFER-
ENCE PURPOSES ONLY AND THE MONTGOMERY 

COUNTY BOARD OF SUPERVISORS OR PLANNING & 
GIS SERVICES ARE NOT RESPONSIBLE FOR ANY 

INACCURACIES HEREIN CONTAINED.  NO 
RESPONSIBILITY IS ASSUMED FOR DAMAGES OR 

OTHER LIABILITIES DUE TO THE ACCURACY, 
AVAILABILITY, USE OR MISUSE OF THE INFORMATION

HEREIN SHOWN.
 

THE INFORMATION SHOWN HEREON IS TO BE 
USED FOR REFERENCE PURPOSES ONLY AND IS NOT 
TO BE CONSTRUED OR USED AS A LEGAL OR OFFICIAL

DETERMINATION OF OFFICIAL COUNTY, STATE, AND
FEDERAL RECORDS.  DATA IS BELIEVED TO BE 

ACCURATE, BUT IS NOT GUARANTEED.

IN NO EVENT SHALL MONTGOMERY COUNTY BE LIABLE
FOR ANY DAMGES THAT MIGHT ARISE FROM THE USE

OF THE INFORMATION SHOWN.

EXACT LOCATION OF FLOOD ZONE TO BE CERTIFIED
BY LICENSED SURVEYOR, ENGINEER, OR ARCHITECT.

Lawerence S Estes
(AT & T)

(Verizon Wireless)
Request for

Special Use Permit

Legend
State Roads

Interstate Highway

Private Roads (Named)

Planned Highway

Railroad

Hydrology

5 NRV Communication Towers

Tax Parcels

Subject Property

Proposed Lease Area
Lease Owner

Existing USC Lease Area

Proposed AT and T Lease Area

Proposed Verizon Lease Area

Proposed Tower Location
Verizon Wireless

(Lease Area 5,625 Sq Ft)

Existing Tower Location
USC

(Lease Area 9,204 Sq Ft)

Proposed Tower Location
AT & T

(Lease Area 10,000 Sq Ft)



!(
Ellett

ELL
ET

T R
D

DEN HILL RD

NORTH FORK RD

LUSTERS GATE RD

JENNELLE RD

TAYLOR HOLLOW RD

DE
ER

CR
OF

T D
R

LCW LN

CEDAR RUN RD

FALCON RIDGE RD

GORDON C WILLIS SR SMART RD

BUCKSK
IN RD

QU
AIL

WOO
D D

R

BRATTLE LN

MISTY HILLS CIR

CEDAR RUN
WILS

ON
 CR

EEK

DEN CREEK

NORTH FORK ROANOKE RIVER

Montgomery County, Virginia - 2025 Comprehensive Plan Map

Policy Map
.

Prepared by Montgomery County, Va
Planning and GIS Services, 2/23/05.

0 1,600 3,200 4,800 6,400800

Feet

                   Comprehensive Plan Policy Map Amendments 
 
RESOLUTION DESCRIPTION DATE 

FY-05-64 Adoption by Board of Supervisors 10-12-04 
FY-05-220 Childress Farms, Inc. 5-9-05 
FY-07-19 Virginia Vaughn 1-8-07 
FY-07-20 Ann Yates 1-8-07 
FY-07-21 Ronald E. & Tammy Salmons 1-8-07 
FY-08-13 Chie-Mey Lo Shing (Peppers Ferry Townhomes LLC) 11-14-07 
FY-08-14 John Darin & Tabitha Dawn Greear 11-14-07 
FY-08-26 Knollword Development, LLC 5-12-08 
FY-08-27 Linda S. Caldwell, et al. (Albright & Bongard, PLC) 5-12-08 
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MONTGOMERY COUNTY DEPARTMENT 
OF PLANNING COMMISSION 

755 ROANOKE STREET, SUITE 2A, CHRISTIANSBURG, VIRGINIA  24073-3177 
 

MEMORANDUM  
 
TO:       Planning Commission  
 
FROM: Planning Staff 
 
DATE:  September 30, 2008 
 
RE:      Staff Analysis-Seth Ryan McGhee SUP Request 
 
A request by Seth Ryan McGhee for a Special Use Permit (SUP) on approximately 1.405 acres to 
allow a contractor’s storage yard.  The property is located on the south side of Mud Pike Road (Rt. 
666), and is identified as Tax Parcel No(s). 105-A-64G, (Acct # 029115), zoned Agricultural (A-1) 
in the Riner Magisterial District (District D).  
 
The following events have occurred concerning the above application for a SUP to allow a 
contractor’s storage yard:  
 
September 12, 2007: PC recommended denial of request for a SUP by a vote of 8-0 due to 
concerns that the size and scope of the proposed use was not compatible with the residential 
nature of the surrounding neighborhood (copy attached).  
 
October 9, 2007: BOS referred the request to the Planning Commission so that the Commission 
may consider restrictions to be applied to the SUP Permit in order to mitigate any negative impact 
to adjoining and nearby property owners (copy attached).  
 
October 11, 2007: Mr. McGhee was notified that additional information pertaining to the request 
was required to continue to process application (copy attached).  
 
August 8, 2008: Mr. McGhee was notified by certified mail that new information would be placed 
on the Planning Commission Agenda for the October 8, 2008 if no new information or request to 
withdraw is received (copy attached). 
 
September 22, 2008: A notice was sent to adjoining property owners to advise that the SUP is 
scheduled for consideration by the Planning Commission on October 8, 2008 (copy attached).  
 
Since there have been no changes in the application, staff preliminarily recommends that the 
request for a Special Use Permit be denied for the same reasons identified in the September 5, 
2007 staff analysis (copy attached) and September 12, 2007 Planning Commission 
recommendation. 
 
Enclosures 

WWW.MONTVA.COM     •     540-394-2148     •     FAX  540-381-8897 









 
 
MONTGOMERY COUNTY DEPARTMENT OF 
PLANNING & GIS SERVICES 

755 ROANOKE STREET, SUITE 2A, CHRISTIANSBURG, VIRGINIA  24073-3177 
 

 
 Certified Mail 
 
 
        August 8, 2008 
 
 
 
Mr. Seth Ryan McGhee 
245 Epperly Drive 
Christiansburg, VA 24073 
 
Re: Special Use Permit Request to allow a Contractor’s Storage Yard 

on Tax Parcel No. 105-A-64G located on the south side of the Mud Pike 
 
Dear Mr. McGhee: 
 
 On October 9, 2007, the Board of Supervisors referred your Special Use Permit request 
back to the Planning Commission so that the Commission could consider restrictions to be 
applied to the request. You were notified of this decision by letter on October 11, 2007 (see 
attached). As of this date we have not received any additional information regarding your 
application. If you plan to withdraw this request please submit this request in writing by letter or 
email (sandysm@montgomerycountyva.gov). The request will be placed on the October 8, 2008 
Planning Commission agenda for a public hearing if not withdrawn. Therefore, you must submit 
the documentation requested by the Board of Supervisors or a letter withdrawing the request by 
September 2, 2008. If nothing is received, staff will recommend that the Planning Commission 
and Board of Supervisors deny your request.  
 

If you have any questions, please contact Dari Jenkins or myself at 540-394-2148. 
 
       Sincerely, 
 
 
 
       Steven M. Sandy, AICP, CZA 

Planning Director 
 

Attachments  
 Letter Dated October 11, 2007 

Board of Supervisors Resolution R-FY-08-48 
 
 
 
  

WWW.MONTVA.COM     •     540-394-2148     •     FAX  540-381-8897 



 
  
 

MONTGOMERY COUNTY DEPARTMENT OF 
PLANNING & GIS SERVICES 

PLANNING  
GIS & MAPPING

755 ROANOKE STREET, SUITE 2A, CHRISTIANSBURG, VIRGINIA  24073-3177 
 

 
 
MEMORANDUM 
 
 
TO:  Adjacent Property Owners 
 
FROM: Dari Jenkins, Planning & Zoning Administrator 
   
DATE:  September 22, 2008 
 
RE: A request by Seth Ryan McGhee for a Special Use Permit (SUP) on approximately 

1.405 acres to allow a contractor’s storage yard.  The property is located on the south 
side of Mud Pike Road (Rt. 666), and is identified as Tax Parcel No(s). 105-A-64G, (Acct 
# 029115), zoned Agricultural (A-1) in the Riner Magisterial District (District D). The 
property currently lies in an area designated as Rural in the Comprehensive Plan. 

 
 
Public hearings were held by the Montgomery County Planning Commission and Board of Supervisors 
regarding the request cited above in September 2007. On October 9, 2007 the Board of Supervisors 
referred the request to the Planning Commission for consideration of revised plans. As of this date the 
applicant has not submitted any additional or revised information.  
 
The request has been placed on the Planning Commission agenda for discussion on October 8, 2008 
at 7:00 pm in the Montgomery County Government Center, 755 Roanoke Street, Christiansburg, VA. An 
additional public hearing will not be held; however, comments will be accepted during the public address 
session.  
 
As an adjoining property owner, you are invited to attend, or send written comments concerning this 
request.  If you have any questions concerning this information or would like additional information, 
please visit our website   www.montva.com/departments/plan/, call me at (540) 394-2148, or email me 
at jenkinsds@montgomerycountyva.gov.  
 
Individuals with disabilities who require assistance to attend and participate in this public hearing should 
contact the Human Resources at (540) 394-2007; or TTY/Voice (1-800-828-1120 or 1-800-828-1140).  

WWW.MONTVA.COM      • PHONE (540) 394-2148 • FAX  (540) 381-8897 



 
 
 
 
 
 
 
MEMORANDUM 
 

TO:  Planning Commission 

FROM: Planning Department 

DATE:  October 2, 2008 

RE: Preliminary Plat Approval for The Preserve at Walnut Creek (Phase III) 
Subdivision 

 
 
Background – Walnut Creek Phase 3 Subdivision is located off Houchins Road just outside the 
Town of Christiansburg Corporate Limits. It was rezoned to Planned Unit Residential (PUD-
RES) in November 2005 with proffered conditions. (See attached Ordinance ORD-FY-06-10).  It 
is served by public water from the Town of Christiansburg and public sewer from the Public 
Service Authority.  Phase 1 consisting of 36 lots was platted in May 2006 and Phase II 
consisting of 21 lots was approved in July 2007.  This phase of the subdivision will consist of 48 
lots. 
  
Developer –  Walnut Creek Development Group, LLC. 
Consultant –  Gay and Neel, Inc. 
 
Draft Resolution – Preliminary Plat Approval for Walnut Creek (The Preserve) Phase III (Gay & 
Neel, Inc. Job No. 1803.5 dated June 25, 2008) is made subject to the following seven 
conditions: 
 
1. The Virginia Department of Transportation (VDOT) shall review and approve the road 

construction and drainage plans for the roads within Phase 3.  
2. The Montgomery County Public Service Authority (PSA) shall review and approve all public 

sewer construction plans.  The Town of Christiansburg shall review and approve all public 
water construction plans including the provisions for fire protection described in Montgomery 
County Subdivision Ordinance. 

3. The County Engineer shall review and approve the erosion & sediment control plans including 
additional provisions proffered as part of rezoning approval.  

4. The County Attorney shall review and approve the private covenants and storm water 
maintenance agreement. 

5. The County GIS Analyst shall approve new street name(s) and addresses. 
6. All remaining items on the attached Subdivision Application Report dated , 2008 shall be 

addressed. 
 
After all the above conditions are met, the Planning Commission will review and act on the Final 
Plat of Subdivision. 
  
Attachments:  Preliminary Plat dated June 25, 2008 
  Subdivision Application Report dated September 18, 2008 
  Board of Supervisors ORD-FY-06-10 























 
 
 
 
 
 
 
MEMORANDUM 
 

TO:  Planning Commission 

FROM: Planning Department 

DATE:  October 2, 2008 

RE:  Preliminary Plat Approval for Kensington Phase I Subdivision 

 
 
Background – Kensington Phase I Subdivision is located primarily within the Town of 
Christiansburg behind the Harkrader Sports Complex and Christiansburg Middle School. The 
County portion of the project was rezoned to Planned Unit Residential (PUD-RES) in October 
2006 with twenty-four (24) proffered conditions. (See attached Ordinance ORD-FY-07-06).  This 
phase of the subdivision consists of a total of fifty-nine (59) lots served by public water and 
sewer provided by the Town of Christiansburg.  A portion of four (4) lots and two proposed 
streets are within the County.  Phase II of this development received preliminary approval on 
May 9, 2007. 
  
Developer –  Meadow Development L.P. 
Consultant –  Balzer and Associates, Inc. 
 
Draft Resolution – Preliminary Plat Approval for Kensington Phase 1 Subdivision (Balzer & 
Associates, Inc., Job No. B0600041.00 dated February 6, 2008) is made subject to the following 
six (6) conditions: 
 
1. The Virginia Department of Transportation (VDOT) shall review and approve the entrance(s) 

onto Harkrader Street and any associated drainage plans.  
2. The Town of Christiansburg shall review and approve all public water and sewer construction 

plans. 
3. The Emergency Services Coordinator and Blacksburg Fire Chief shall review and provide 

comment on proposed alley to address any public safety needs or concerns.  
4. The County Engineer shall review and approve the erosion & sediment control plans.  
5. The County GIS Analyst shall approve new street name(s) and addresses. 
6. All remaining items on the attached Subdivision Application Report dated September 29, 2008 

shall be addressed. 
 
After all the above conditions are met, the Planning Commission will review and act on the Final 
Plat of Subdivision. 
  
 
Attachments:  Preliminary Plat dated February 6, 2008 
  Subdivision Application Report dated September 29, 2008 
  Board of Supervisors Ordinance ORD-FY-07-06 
   






