
MONTGOMERY COUNTY PLANNING COMMISSION 
May 13, 2009 @ 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. A request by John Gunter and Dean A Smith for rezoning of approximately 3 acres from 
Residential (R3) to Agriculture (A-1), with possible proffered conditions. The maximum allowed density 
in the proposed zoning district is one (1) dwelling unit per acre.  The property is located at 2348 & 
2330 Meadow Creek Road, identified as Tax Parcel No(s). 118-5-11 and 12, (Acct Nos. 022151, 
022152), in the Riner Magisterial District.  The property currently lies in an area designated as Rural in 
the Comprehensive Plan with an allowable density of 0.75 units per acre. 

a. Staff Presentation (Jamie MacLean) 

b. Applicant Presentation 

c. Public Comment 

d. Discussion/Action 
 

NEW BUSINESS: 

1. Northwoods Preliminary Plat Approval (Steve Sandy) 

2. Resolution of Appreciation- Steve Howard (Chair Miller) 

 
OLD BUSINESS: 

1. Zoning ordinance amendments (Dari Jenkins) 

- Airport Overlay District 

- Floodplain District 

- Agricultural Uses & Definitions 

- Accessory Dwellings in Agriculture (A-1) Zoning District 

2. Planning Fee Structure Amendments (Steve Sandy) 
 
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- Vacant 

- School Board- Bill Seitz 

- Transportation Safety Committee- Malvin Wells 

- Planning Director’s Report- Steven Sandy 
 
MEETING ADJOURNED: 
 
UPCOMING MEETINGS:  
 

May 20, 2009   Planning Commission Regular Meeting (Cancelled) 
 

May 29, 2009   CPEAV Planning and Zoning Legal Seminar 
 
June 10, 2009  Planning Commission Site Visit (To be determined) 
   Planning Commission Public Hearing & Regular Meeting (7:00 pm) 
 
 
 
 



    

    

  

  

MONTGOMERY COUNTY PLANNING COMMISSION 
CONSENT AGENDA 

May 13, 2009 
 

 
 

A. APPROVAL OF MINUTES 
 

- April 8, 2009 
 

ISSUE/PURPOSE:  

The above listed minutes are before the Planning Commission for approval. 

 
B. SCHEDULE PUBLIC HEARINGS 

1. A request by Bedford Falls Company for rezoning of approximately 0.923 acres 
from General Business (GB) to Residential (R3), with possible proffered conditions.  
The property is located at 1517 Fire Tower Road, identified as Tax Parcel No(s). 
90-A-29A, (Acct No. 020005), in the Riner Magisterial District.  The property 
currently lies in an area designated as Medium Density Residential & Civic in the 
Plum Creek Village Plan in the Comprehensive Plan with a maximum density of 
two (2) dwelling units per acre. 

 
2. A request by S&P of Virginia, LLC (Agent: Balzer & Associates) for rezoning 

of approximately 21.13 acres from Agriculture (A1) to General Business (GB) and 
14.19 acres from Agriculture (A1) to Residential (R3), with possible proffered 
conditions, to allow various commercial uses and single family residential 
dwellings.  In addition, a special use permit is requested in the General Business 
(GB) district to allow a convenience store with motor fuel sales. The property is 
located Southwest of the I-81 Exit 109 and Tyler Road intersection, 2735 Tyler 
Road, identified as Tax Parcel No(s). 104-A-32, 32A, 33 and 104-7-A, (Acct Nos. 
018647, 011957, 019186, 023358), in the Riner Magisterial District.  The property 
currently lies in an area designated as Urban Expansion in the Comprehensive Plan 
and Planned Commercial and Planned Unit Residential in the Route 177 Corridor 
Plan with a maximum density of four (4) dwelling units per acre. 

 



AT A MEETING OF THE MONTGOMERY COUNTY PLANNING COMMISSION ON APRIL 8, 2009 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, established the presence of a quorum. 
Present: Robert Miller, Chair  

William Seitz, Secretary  
Bryan Rice, Member  
Frank Lau, Member 
Steve Howard, Member  
David Moore, Member 
Malvin Wells, Member 
John Muffo, Board of Supervisors Liaison 
Steve Sandy, Planning Director 

 Dari Jenkins, Planning & Zoning Administrator 
  Brea Hopkins, Zoning Technician 
 Jamie MacLean, Development Planner 
 Kevin Byrd, Comprehensive Planner 
 
Absent:  Walt Haynes, Vice Chair  
 
 
PUBLIC ADDRESS: 

None 
 
APPROVAL OF AGENDA: 

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

On a motion by Mr. Seitz, seconded by Mr. Lau and unanimously carried the consent agenda was 
approved. 

 
PUBLIC HEARING: 

A request by the Montgomery County Sheriff (Agent: Sheriff J. T. Whitt) to amend condition #3 of 
Special Use Permit (R-FY-06-16) by eliminating the requirement that the Tower shall only be utilized by 
government agencies to allow private carriers to locate on the existing Tower.  The property is located 
at 2080 Oilwell Road, and is identified as Tax Parcel No. 66-A-55A (Account ID# 071091) in the Prices 
Fork Magisterial District (District E). The property lies in an area designated as Residential Transition in 
the Comprehensive Plan.   

Mr. Miller introduced the request.  

Mr. Sandy stated the request was to amend one of the conditions of a special use permit approved in 
January 2006. There is a private paging company that is requesting to locate on the tower so an 
amendment to condition number 3 is requested, which limits the tower to governmental use only.  
There are not any proposed changes to the existing structure. The proposed condition will be changed 
to include private paging companies; however, will not include commercial cellular equipment. The 



paging company is primarily for emergency services; however, is not solely for governmental use. Two 
(2) existing antennae will be removed. Mr. Sandy reviewed maps, photos and video of the property.    

Mr. Seitz asked if other commercial paging companies could locate on the structure with the suggested 
amendment. 

Mr. Sandy stated if the tower could withstand additional equipment then other paging companies 
would be permitted. 

Mr. McMahon asked what the difference between allowing cellular equipment and paging equipment 
would be.  

Mr. Sandy stated the paging company uses whip antennae versus the panels used by cellular 
companies. 

Mr. Miller opened the public hearing. 

Lt. St. Clair, Sheriff’s office representative, stated the paging service is 90% public service oriented and 
affects the hospitals, sheriff’s department, rescue, town police, etc. There will be no cost to the county 
and the paging company will provide revenue sharing that will be placed in an account for site 
maintenance.  

Mr. Seitz asked why the paging company was proposing to relocate. 

Mr. Henderson stated the lease terms and conditions were no longer satisfactory. This arrangement is 
beneficial to the Sheriff’s Department and the paging company. The rent to the Sheriff’s department 
will be the same that the paging company is currently paying the tower owner. 

Mr. Lau noted his concerns of placing all emergency communication equipment on one tower. 

Mr. Henderson stated the paging is used for immediate call out. If there is interruption in two-way 
communication, paging will not be affected. Most public safety agencies have back up communication 
sites, so if a tower fails then there will be a backup for most systems.  

There being no further comments the public hearing was closed. 

Mr. Seitz asked why the condition was placed on the sup in 2006.  

Mr. Sandy stated the intended use was for emergency services and there was not a desire to construct 
a more substantial tower to accommodate the commercial cellular equipment. 

Mr. Wells stated that the request would allow better use of the tower and the structure would not 
change. 

Mr. Rice stated there would not be any change to the tower and would not impact surrounding 
residents.  

Mr. McMahon stated an acceptable wording may be “private paging companies who provide paging for 
emergency services shall be permitted”.  

On a motion by Mr. Moore, seconded by Mr. Howard and carried by a 7-0 vote the planning 
commission recommended approval of the following amendment(s) to the special use permit: 

1. The tower shall not exceed a total overall height of 160 feet and shall not have 
lighting. 

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



3. The tower structure shall only be utilized by sheriff, police, fire rescue, Blacksburg 
Transit, and similar government agencies. Private paging companies who 
provide paging services for emergency purposes may also be placed on 
the tower.  

4. No platforms or dishes shall be permitted on the structure above the tree line 

5. Tower shall meet all regulations found in Section 10-48(6) of the Montgomery 
County Zoning Ordinance.  

6. Removal of old tower in 190 days of operation of the new replacement 
tower.  

 

A request by William E. & Susan McGann Osborne (Agent: Gay & Neel, Inc.) for a Special Use Permit 
(SUP) on approximately 3.385 acres in an Agriculture (A1) zoning district to allow contractor’s storage 
yard.  The property is located at 1806 Brooksfield Road, and is identified as Tax Parcel No(s). 52-3-2C 
and a portion of 52-3-2D (Acct Nos. 013253, 011315), in the Prices Fork Magisterial District (District E).  
The property currently lies in an area designated as Rural in the Comprehensive Plan. 

Mr. Miller introduced the request. 

Mr. Byrd stated the applicant was requesting a special use permit to allow a contractor’s storage yard. 
He reviewed the maps, photos, and video of the property. The property lies within an area designated 
as residential in the comprehensive plan.  The request is being made to bring the existing use into 
compliance. The site is well screened and is located on two properties. Approximately 25 people are 
employed during the peak season. There is a compost area, burn/fill area containing various debris. 
Neither the metal building nor the fuel storage tank has required permits. An email has been received 
in support of the request. He reviewed the concept plan submitted for the property. Staff has concerns 
regarding the following issues: 

1. The 30’ x 40’ metal building was constructed without permits and has not been issued a certificate 
of completion.  

2. The 250 gallon fuel storage tank was installed without the appropriate permits. 

3. The burning/fill area in the northeastern corner of the property should be restored to original 
grade.  Debris should be transported to an appropriate waste disposal facility.  Land clearing debris 
collected from jobsites should not be permitted for burning per Virginia Solid Waste Management 
Regulations (VSWMR).   

Mr. Lau stated if the fuel being stored on site is gasoline, there would need to be some sort of 
protection, especially since it is located in proximity to the burn area. 

Mr. Byrd stated staff has requested the assistance of the building official to determine the exact 
requirements for the on-site fuel storage. 

Mr. Miller opened the public hearing. 

Mr. Kevin Conner, Gay & Neel, stated Mr. Osborne has been operating the business on site for eleven 
years and has occupied a dwelling on site. The owner will work with DEQ to obtain the permits for the 
fill area and will work with the building department to correct permitting issues. The diesel fuel storage 
is approximately 200 feet away from the burn area.  

Mr. Jay Smith, 1811 Brooksfield Road, stated he had lived on the road since 1997 and never had an 
issue with the business. There is no noise and the employees are gone most of the day.  



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

Mr. Wells stated that in light of the issues discovered, the request should be tabled. 

On a motion by Mr. Wells, seconded by Mr. Howard and carried by a 7-0 vote the planning 
commission tabled the request for a Special Use Permit (SUP) to allow a Contractor’s Storage Yard on 
approximately 3.385 acres in Agriculture (A-1) until the applicant can address the following issues: 

1. Resolve the issues of the 30’ x 40’ metal building without a building permit or certificate of 
completion with County Building Official, County Attorney, Planning Staff and other parties as 
appropriate.  

2. Resolve the issue of the 250 gallon fuel storage tank without required permits with County Building 
Official, County Attorney, Planning Staff and other parties as appropriate. 

3. The burning/fill area in the northeastern corner of the property shall be restored to original grade.  
Debris shall be transported to an appropriate waste disposal facility.  Land clearing debris collected 
from jobsites will not be permitted for burning at another location per Virginia Solid Waste 
Management Regulations (VSWMR).  Land clearing debris must be generated on the same parcel as 
the burn. 

 
 
OLD BUSINESS:  

None 

 
NEW BUSINESS:  

None 

 
WORKSESSION: 

On a motion by Mr. Rice, seconded by Mr. Howard and unanimously carried the Planning Commission 
entered into worksession. 
 

Virginia Tech Studio Class Presentation 

Mr. Miller introduced Ms. Diane Zahm. 

Ms. Zahm stated last year’s student project “Implementing the Village Plans” received APA award. This 
semester students worked on issues that were discussed in the previous project.  

Stephen Huff presented “The Character of Prices Fork” and discussed goals, density levels, possible 
solutions such as TND, and the future use of the elementary school. 

Mr. Miller stated that the Meadowbrook model would be good to look at when studying possible uses 
for the Prices Fork area.  

Mr. Muffo stated that by law the school property must be sold to another entity and the money must 
be used for capital development for Montgomery County Schools.   

Justin Shanks discussed develop ability options for the Prices Fork area. He reviewed population 
projections, housing forecasts, and suggestions for future planning. 

Ms. Zahm noted the area most suited for TND was the area designated by the community for more 
dense development. 



Mr. Muffo asked if Blacksburg was involved in the study. 

Mr. Byrd stated that staff has been working with various surrounding localities including Blacksburg.  

Mr. Miller thanked Ms. Diane Zahm and students for their work. 

 

Zoning ordinance amendments (Dari Jenkins) 

Ms. Jenkins stated that staff has been working on possible amendments to the zoning ordinance.  

Agricultural Uses & Definitions 

Staff has seen issues regarding agricultural accessory uses. Particularly the use of semi-trailers for 
storage of straw, hay, etc. that is sold and transferred to a buyer. In some cases the product is not 
generated from the site it is stored on. She discussed possible revisions to address accessory uses in 
relationship to agricultural uses. The Board of Supervisors has directed this to the Planning Commission 
for consideration. 

Mr. McMahon stated that the ordinance currently states storage of products that are produced on 
premises is allowed.  The other issue is whether or not this is the primary or accessory use of the 
property. More definitive language needs to be developed.  

Accessory Dwellings in Agriculture (A-1) Zoning District 

Ms. Jenkins stated accessory dwellings are allowed in various zoning districts. Repeated requests are 
received for accessory dwellings in Agriculture A-1 on properties less than 5 acres in size. Nancy 
Phillips, Legacy Builders, has submitted a letter to the Board of Supervisors requesting they review this 
issue and send an ordinance amendment request to the Planning Commission.  Residential districts 
require less land for accessory dwellings and allow a larger accessory structure.  

Staff welcomes any comments regarding these issues.  

On a motion by Mr. Wells, seconded by Mr. Howard and unanimously carried the planning commission 
closed the 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 is considering a rezoning of property on the 
county border near Merrimac Road to Business (B3) to allow a hotel. 

Economic Development Committee 

No report. 

Public Service Authority 



Mr. Wells stated the PSA held a special meeting on March 23rd regarding a grant application, which has 
been submitted, for McCoy Road waterline, Old Roanoke Road waterline, Riffe Street, Oilwell & Council 
Lane waterlines. The application has been submitted. 

Parks & Recreation 

Mr. Howard stated he attended two meetings. The Parks & Recreation plan was discussed with 
planning staff. The Frog Pond is being prepared for opening and the Bethel Park is ready. 

Radford Planning Commission 

No report. 

School Board- Bill Seitz 

No report. 

Transportation Safety Committee- Malvin Wells 

No report. 

Planning Director’s Report 
Mr. Sandy reminded commissioners of the training event on April 30th at the PDC. Please let Jamie 
know if you will be attending.  
Mr. Sandy stated the Planning & Legal Seminar in Charlottesville will be held in May.   
 

There being no further business, the meeting was adjourned at 9 pm.  















 
 
 
 
 
 
 
MEMORANDUM 
 

TO:  Planning Commission 

FROM: Planning Department 

DATE:  May 5, 2009  

RE:  Preliminary Plat Approval for Northwoods Phase 1 Subdivision 

 

 
Background – Northwoods Phase 1 Subdivision is located on Merrimac Road (SR 657). It was 
rezoned to Residential (R-1) in July 1996 with seven (7) proffered conditions. (See attached 
Ordinance 1996-11.) Joe Powers and Dari Jenkins submitted a letter to Mr. William Price on 
July 17, 2007 addressing how the seven proffered conditions would apply to the County’s 
review of the first phase of Northwoods Subdivision (copy attached).  This phase of the 
subdivision will consist of 22 lots served by public water and sewer provided by the Montgomery 
County Public Service Authority (PSA). A different preliminary subdivision plat was reviewed 
and approved by the Planning Commission on June 19, 2008 with an entrance at Haywood 
Lane. Since this new preliminary plat is substantially different that the previous approval 
additional action from the Planning Commission is required.  
  
Developer –  Triple J Investments, Inc. 
Consultant –  Anderson & Associates, Inc. 
 
Draft Resolution – Preliminary Plat Approval for Northwoods Phase 1 (Anderson & Associates, 
Inc. Document No. 24017-004 dated April 2, 2009) is made subject to the following seven 
conditions: 
 
1. The Virginia Department of Transportation (VDOT) shall review and approve the Oilwell Road 

construction and drainage plans for the roads within Phase 1 including any improvements to 
Merrimac Road (Rte. 657) and/or Oilwell Road.  

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 April 29, 2009 shall 

be addressed. 



8. Compliance with all proffered conditions (ordinance 1996-11) and letter of July 17, 2009 must 
be documented. 

 
 
After all the above conditions are met, the Planning Commission will review and act on the Final 
Plat of Subdivision. 
  
 
 
Attachments:  Preliminary Plat dated April 2, 2009 
  Subdivision Application Report dated April 29, 2009 
  Board of Supervisors Ordinance FY-1996-11 
  Planning Department Letter Dated July 17, 2007 
   




















