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McClane Heights

REZONING APPLICATION




Rezoning Application Form
Rezoning, Conditional Zoning, Proffer Amendment
ontgomery County, Virginia
755 Roanoke St. Suite 2A, Christiansburg, VA 24073
MONTGOMERY 540-394-2148 | mcplan@montgomerycountyva.qov
COUNTY, VIRGINIA

Application Request: (Please check one) [ Conditional Rezoning ﬁ Rezoning L[] Amend Proffers

Applicant Information: (PLEASE PRINT — if additional owners, please attach additional sheets)

Owner of Record (attach separate page for add'l owners): | Address:

SHAH Development, LLC P.O. Box 1499, Christiansburg, VA 24068
Telephone: Email:

(540) 381-8429 kconner@shahllc.com

Applicant Name: Owner  Contract Purchaser/Lessee| Address:

SHAH Development, LLC P.O. Box 1499, Christiansburg, VA 24068
Telephone: Email:

(540) 381-8429 kconner@shahllc.com

Representative Name and Company: Address:

Foresight Design Services 1260 Radford Street, Christiansburg, VA 24073
Telephone: : Email:

(540) 381-6011 info@foresightdesignservices.com

Property Description:
Location or Address: (Describe in relation to nearest intersection)
Property lies east of the intersection of Houchins Road and Crosscreek Drive

Parcel ID Number(s): Acreage: Existing Zoning:
018437, 018441 26.718 total (21.148 RM/5.57 C-1 | M1/C1
Comprehensive Plan Designation: Existing Use:

Urban Expansion Area Vacant Lot/ Wooded area

Description of Request: (Piease provide additional information on attached sheet if necessary)

Proposed Zoning (Include Acreage ):
PUD-RES

Proposed Use:
Single Famly Homes, Townhomes and Duplex

I certify that the information supplied on this application and on the aftachments provided (maps or other information)
is accurate and true to the best of my knowledge. In addition, | hereby grant permission to the agents and
employees of Montgomery County and State of Virginia to enter the above property for the purposes of processing

and reviewing the above application.

documentatio

/0 < 7-1%

e
w&gnyfe Date

Owner 2 Signature (for add'l owners please attach separate sheet) Date

o w2273

Appfféa\wt-Sigﬁ‘aft'a Date

Representative/Agent Signature Date
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McClane Heights

REZONING APPLICATION JUSTIFICATION




Rezoning Justification

The applicant for rezoning shall provide a statement of justification to address the following
items in the application materials to demonstrate what impact the proposed request will have
on the County’s resources and how the request complies with Montgomery County’s
Comprehensive Plan.

Section 10-54(1)(k)(4), Montgomery County Zoning Ordinance

4. Zoning Map Amendments. If the application is for a reclassification of property to a
different zoning district classification on the Zoning Map, the applicant shall address all the
following in its statement of justification or plat unless not applicable. The Planning
Commission shall give reasonable consideration to the following matters:

a. Whether the proposed zoning district classification is consistent with the
Comprehensive Plan.
Response: PUD-RES is consistent with the Urban Expansion designation for the
Comprehensive Plan. Urban Expansion per the Comprehensive Plan is for the
development of residential and non-residential projects. In particular, the providing
of multiple potential housing types close to the existing Industrial Park and the
Interstate Interchange is an ideal proposal for efficient/sustainable development of a
parcel designated as Urban Expansion.

b. Whether there are any changed or changing conditions in the area affected that make
the proposed rezoning appropriate.
Response: With Phase lll of Walnut Creek approved and ready to build, the current
site will compliment Walnut Creek and provide further expansion with additional
residential housing in this area.

c. Whether the range of uses in the proposed zoning district classification are compatible
with the uses permitted on other property in the immediate vicinity.
Response: The PUD-RES zoning for residential is similar to the adjacent Walnut Creek
Planned Unit Development. We are adding the option of developing some duplex
house types to provide a different housing option for people who want to live in the
area.

d. Whether adequate utility, sewer and water, transportation, school and other facilities
exist or can be provided to serve the uses that would be permitted on the property if it
were rezoned.

Response: All utility, water, sewer, transportation and schools are available for the
proposed rezoned property.

e. The effect of the proposed rezoning on the County's ground water supply.
Response: There are no effects to ground water sources.



The effect of uses allowed by the proposed rezoning on the structural capacity of the
soils.
Response: There is no expected impact on the structural capacity of the soils on site.

The impact that the uses that would be permitted if the property were rezoned will
have upon the volume of vehicular and pedestrian traffic and traffic safety in the
vicinity and whether the proposed rezoning uses sufficient measures to mitigate the
impact of through construction traffic on existing neighborhoods and school areas.
Response: The proposed rezoning provides traffic generation less than any of the
thresholds for tripping a Traffic Impact Analysis by VDOT or Montgomery County.
Regardless, Shah Development performed a Traffic Impact Analysis illustrating the
impacts of the project on the surrounding road network. The addition of this project
will increase the traffic on Houchins Road and the delay time for left turns from
Houchins Road onto Roanoke Street. Due to the intersection of Houchins Road with
Roanoke Street being within the Town of Christiansburg, Shah Development
approached Montgomery County and the Town of Christiansburg to propose the
design and construction of a VDOT standard ‘porkchop’ that would prohibit left turns
from Houchins Road onto Roanoke Street thereby increasing the safety and
operations of the intersection. These improvements were proposed to VDOT, the
Town of Christiansburg, and Montgomery County on May 30, 2023. The Town of
Christiansburg declined the proposal on July 7, 2023, and noted that they would be
studying the Roanoke Street corridor. It should also be noted that with the current
zoning of the large majority of the parcel as M1 — Manufacturing that the proposed
residential scale traffic is more compatible with the existing street network and
existing traffic on Houchins Road. The integration of industrial scale traffic under a
by right scenario could have significantly larger negative impacts than the proposed
residential rezoning.

Whether a reasonably viable economic use of the subject property exists under the
current zoning.

Response: The current zoning does provide for industrial use of the existing site;
however, to match the adjacent growth of the area and the increase in housing along
Houchins Road, the residential aspect of the proposed rezoning compliments the
Urban Expansion as well as ties into the existing nearby subdivisions. The existing
residential traffic on Houchins Road as well as the topography of the subject
property does not economically lend itself to an industrial use.



The effect of the proposed rezoning on environmentally sensitive land or natural
features, wildlife habitat, vegetation, water quality and air quality.

Response: The proposed subdivision will replace a majority of existing wooded area
and will have construction activity that will create noise, air pollutants from
construction equipment, and removed trees and vegetation from the area. However,
once the subdivision is complete, stormwater bioretention facilities will preserve the
water quality, street trees and buffer trees will be planted to restore some of the
possible habitat lost as well as help with air quality. As much of the existing woods
on the north end of the property as possible will be preserved.

Whether the proposed rezoning encourages economic development activities in areas
designated by the Comprehensive Plan and provides desirable employment and
enlarges the tax base.

Response: The proposed rezoning will provide residential housing per the Urban
Expansion area designated in the Comprehensive Plan. This will help to increase the
population and taxbase and provide residential housing for a workforce to be close
to jobs and transportation infrastructure.

Whether the proposed rezoning considers the needs of agriculture, industry, and
businesses in future growth.

Response: The proposed rezoning seeks to match the trend of residential housing in
the expansion area that will provide additional growth for businesses in the area.

Whether the proposed rezoning considers the current and future requirements of the
community as to land for various purposes as determined by population and economic
studies.

Response: Per the Comprehensive Plan, the urban expansion need for the area is
residential and nonresidential. The zoning for this area is typically either industrial
or residential along the Town of Christiansburg corporate line. Therefore, by
providing residential housing the current and future requirements of the urban
expansion area are met.

. Whether the proposed rezoning encourages the conservation of properties and their
values and the encouragement of the most appropriate use of land throughout the
County.

Response: The proposed rezoning tends to focus on the appropriate use for
expansion and growth in this area of Montgomery County per the Comprehensive
Plan. Providing additional housing within the urban expansion area will serve to
lessen the pressure for development in areas of the County that are more rural in
nature and lack services such as water and sewer.



n.

Whether the proposed rezoning considers trends of growth or changes, employment,
and economic factors, the need for housing, probable future economic and population
growth of the county.

Response: This rezoning considers growth of the area and the needs for residential
housing to help with population growth in Montgomery County.

The effect of the proposed rezoning on the provision of moderate housing by
enhancing opportunities for all qualified residents of Montgomery County.

Response: The proposed development will provide housing opportunities for
residents of Montgomery County and in particular the added housing capacity serves
to provide movement among all different economic categories through 2" or 3™
order impacts.

The effect of the rezoning on natural, scenic, archaeological, or historic features of
significant importance.
Response: No known features will be impacted.



Comprehensive Plan Justification

Introduction:

Any development within Montgomery County is viewed by the Board of Supervisors, Planning
Commission, County Staff, and Citizens through the prism of the comprehensive plan. The
following narrative and analysis will address points within the comprehensive plan and discuss
how the proposed use aligns with the vision, goals, and objectives of the comprehensive plan.
Please note that below are excerpts from the adopted 2025 Comprehensive Plan and one
should refer to the Plan for the full text.

The subject property is identified in the Comprehensive Plan as part of the Urban Expansion
Area. The text below is from the Comprehensive Plan, with the bold text demonstrating how
the proposal meets the guidelines. Additional comprehensive references are included within
the narrative.

Overview:

The project proposes to allow for 26.718 acres of land to be developed into residential housing
located north of the Town of Christiansburg Industrial Park near the Walnut Creek Subdivision
area in Montgomery County. The entirety of the 26.718 acres is vacant and wooded terrain
which is located along Houchins Road. The western area is bounded by Houchins Road and
Industrial areas of the Town as well as the Walnut Creek Subdivision. To the north are
residential properties, the east by woods, and the south is the corporate limits for the Town as
well as industrial properties. The subdivision will consist of a mixture of townhomes, single
family residences, and possibly duplexes. The subdivision will also be provided with
recreational open space amenities, bus access, sidewalks, trails, private roadways as well as
utilities infrastructure and stormwater management facilities. Stormwater management will be
achieved through the use of an onsite detention facility. Stormwater quality will be handled by
the dedication of open space on the site, bio retention cells, and the purchase of nutrient
credits.

Policy Chapters:

Planning and Land Use
PLU 1.8.3 Urban Expansion Area Land Use:
a. Urban Expansion Areas are the preferred location for new residential and nonresidential
development occurring in the unincorporated areas of Montgomery County.
Discussion — This proposed rezoning will meet the preferred location for residential
development.
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PLU 1.8.5 Urban Expansion Area Facilities and Utilities:

a. Urban Expansion Areas are or will be served by public sewer and water services
provided by the County or by the towns and the city, by mutual agreement.
Discussion — The subdivision will be connected to both water and sewer services
through coordination efforts with the Town and Christiansburg and the Montgomery
County PSA.

Conclusion:

The McClane Heights Subdivision fits within the Comprehensive Plan for Montgomery County’s
Urban Expansion Areas by providing residential housing with utilities from both the County and
Town.

Rezoning Narrative

Section 1: Project Background

Rezoning Request:

The property owner, Shah Development, requests to rezone property identified as Tax Parcel
Numbers 080-A-44 and 080-A-46 to PUD-RES for the development of McClane Heights.
Currently, the property is zoned Manufacturing (M1), with a small portion of the site zoned
Conservation (C1). Note that this portion of the property was brought into the County from the
Town. Originally 5.57 acres of land zoned I-2 was shifted from the Town to the County.
However, this shift automatically rezoned the property from General Industrial I-2 to
Conservation (C1) per county code. Though zoned C1 after the shift, the original property
zoning is consistent with the Urban Expansion.

The rezoning request will propose a mixture of townhomes, single family residences, and
possibly duplexes. In addition to residential housing, the project includes construction of new
private roads, sidewalks, trails, utility infrastructure, stormwater management facilities, and
recreational amenities.

The subject property is identified in the Comprehensive Plan as a future land use of Urban
Expansion as well as the property is located adjacent to the corporate limits of the Town of
Christiansburg. The property rezoning would support the Comprehensive Plan for expansion
and provide residential housing to the area.

Zoning Details:
e Area: Approximately 26.718 acres total
e Address: Houchins Road, Christiansburg, VA
e Parcel ID: 018437 and 018441
e Tax Parcel Numbers: 080-A-44 and 080-A-46
e Magisterial District: Shawsville
e Current Zoning: M1/C1

11



e Maximum Density: (gross density of 12 townhomes per acre for the area designated as
RM-1 Base district and gross density of 5 units per acre for the area designated as R3
Compact Base District) -- See Concept Plan

e Maximum Number of Units: 88 Single Family Attached/Two-Family Dwellings (44
Duplexes) 20 Townhomes

e Future Land Use: Urban Expansion Area

e Flood Zone: Entire property is located outside of the FEMA 100-year flood zone

e Open Space: See Open Space/Landscaping/Buffer Yard Plan

Property History:
In 2021, the property was purchased by Shah Development, which was owned by the Sawyers
Family who own and operate Sawyers Bus Sales.

Existing Property Conditions:

As can be seen in the following photographs, the existing property is vacant wooded land
though zoned M1/C1, it has not been developed. The majority of the site is wooded and is in
close proximity to the Town of Christiansburg corporate limits and nearby residential
developments, such as Walnut Creek. The property contains rolling topography that can easily
accommodate residential development.

The Town of Christiansburg corporate limits makes up the southern property boundary.
Undeveloped agricultural lands adjoin the property to the east. Residential homes and farmland
are located to the north. Houchins Road along with industrial and residential development form
the western property boundary.

12



PHOTOS

Proposed Entrance Facing South on Houchins.

Proposed Entrance Facing North on Houchins.
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Internal wooded areas of site.

Internal timber areas previously cut.
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Drainage swale near northeast corner of property.

View of entrance to Walnut Creek Subdivision from northwest end of property.
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Section 2: McClane Heights PUD-RES Narrative

Rezoning Narrative

McClane Heights consists of a mixed residential development that includes single-family
detached homes, two-family dwellings (duplexes), and single family attached (townhomes), as
well as roads, sidewalks, trails, recreation areas, and open space to serve the residents of the
development.

The requested PUD-RES rezoning will provide the flexibility needed to create a development
that contains several different housing types, which will help Montgomery County achieve its
long-term goals related to land development and housing. This PUD-RES rezoning includes a
concept plan that depicts the location, quantity, and layout of the various elements to be
included in McClane Heights.

Voluntary proffers are also included in this rezoning request to mitigate any impacts that are
directly related to the development. The proffers are included as an exhibit.

The flexibility provided for in the PUD-RES zoning district allows this type of mixed residential
development to occur, which results in a higher-quality neighborhood than could be typically
built using traditional zoning districts.

Utilities

Public water and sewer are available to serve the property and there are capacity and
connections available to serve the development. Each residential lot will be connected to the
public water and sewer system. The water and sewer systems will be designed and built to
Montgomery County PSA standards. The property owner will be responsible for all costs
associated with the design and construction of the water and sewer infrastructure.

The Montgomery County Public Service Authority has verified that the existing water and sewer

system has the capacity and connections for the development. A copy of the PSA letter has
been included as an exhibit.
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Section 4: McClane Heights Concept Plan Details

Concept Plan

Two concept plans have been provided for the McClane Heights PUD-RES illustrating the
alternative development of the R3 Compact base zoning district area. Once approved by the
Montgomery County Board of Supervisors, McClane Heights will be developed in general
conformance with the Concept Plan and this narrative.

Land Uses and Land Development Standards
McClane Heights will include a variety of housing types and two base zoning districts, as
follows:

Lot Type/ Use Base Zoning District
Duplex/ Single-family Lots R-3 Compact
Townhome Lots RM-1

Specific modifications to the base zoning districts are included in this narrative.

Trash Collection
Each single-family home, duplex dwelling, and townhome will have trash cans for weekly
roadside collection.

Parking
Overall, there will be a minimum of 2 parking spaces per duplex, single-family home, and
townhome in McClane Heights.

Open Space

Open space for the project will include various sidewalk/trail options, landscaped areas,
stormwater management facilities, active open space, active recreation space, and other
undeveloped property. Outdoor open space that connects people with nature and natural
systems is important for mental and physical health reasons, especially for children. Many
studies have shown how interacting with the natural environment positively impacts
depression, anxiety, ADHD, low self-esteem, and other physical illnesses and mental health
disorders in children and adults.

The entrance into the property will include landscaped areas with an attractive monument sign.

This beautified entrance will help not only provide a sense of place for the development, but
also enhance the experience of driving down Houchins Road.
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The areas designated as Duplex/Single-Family Homes depicted on the Concept Plan shall be
based on the R-3 Compact District, with the following modifications:

Sec. 10-26. - R-3 Residential District: Compact

(1)  Purpose. The R-3 Residential District is intended to accommodate moderate density
suburban residential uses to be served by public water and sewer facilities. The regulations
for this district are designed to stabilize and protect the essential characteristics of the
district, to promote and encourage, insofar as compatible with the intensity of land use, a
suitable environment for family life, and to permit certain compatible commercial uses of a
character unlikely to develop general concentration of traffic, crowds of customers and
general outdoor advertising.
To these ends, retail activity is sharply limited and this district is protected against
encroachment of general commercial or industrial uses. Although this district is basically
residential in character, certain compatible public and semipublic uses are permitted in the
district.

(4) Lot requirements.
(@) Minimum lot area (also refer to "lot coverage"). Five thousand (5,000) square feet.
(b) Lot access. Lots shall be accessed from a private street internal to the development.
(c) Maximum lot coverage. Lot coverage shall not exceed thirty (30) percent of gross site
area. Impervious surfaces shall not exceed fifty (50) percent of gross site area.
(d)  Minimum width. Fifty (50) feet at the setback line of front yard.
(e) Maximum length/width ratio. Five to one (5:1) for any lot less than two (2) acres.

18



(5) Building requirements.
(a) Minimum yards.

1. Front. Ten (10) feet.

2. Side. Five (5) feet for each principal structure. For two family structures, the
common or party line setback is Zero (0) feet, as the two structures are attached
along one wall.

Rear. Twenty-five (25) feet.

Accessory buildings. Ten (10) feet to any side or rear lot line.

5. Yard lighting. Each single-family home lot shall have a low level, eight (8) feet
maximum height front yard for security purposes. There shall be no street
lighting.

hw

(b)  Maximum building height. Up to thirty-five (35) feet in height from grade, except
that:

1. The height limit for dwellings may be increased up to ten (10) feet, provided that
there are two (2) side yards for each permitted use, each of which is fifteen (15)
feet or more, plus one (1) foot or more of side yard for each additional foot of

building height over thirty-five (35) feet.

A-—ODHD a arminbiib a 'a ITa’

3.  No accessory building which is within ten (10) feet of any party lot line shall be
more than one (1) story high. All accessory buildings shall be less than the main
building in height.

(6) Use limitations.

(a)  Public water and wastewater service. Public water and wastewater services are
required for all development in any R-3 district established after the date of adoption
of this chapter.

19
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The areas designated as Buplexes, Townhomes, and-Multifamiy{apartments} on the Concept
Plan shall be based on the RM-1 District, with the following modifications:

Sec. 10-27. - RM-1 Multiple-Family Residential District.

(1)  Purpose. The regulations set forth in this section, or set forth elsewhere in this chapter
when referred to in this section, are the regulations in the Multiple-Family Residential, RM-
1 district. This district provides for multiple-family residences and is for the purpose of
accommodating the construction of townhouse developments and—garden-type
apartments in appropriate locations in order to provide convenient and compact
residential neighborhoods, efficient provision of public facilities and services, and a range
of housing prices, including moderate[ly] priced housing.

(4) Lot requirements.
(@) Minimum lot area.

2. For single-family attached (townhouse) units: Two thousand (2,000) square feet
minimum lot area. Slxteen (16) feet minimum lot W|dth

(b) Lot access. Lots shaII be accessed from a road in the V|rg|n|a Department of
Transportation (VDOT) system or from a hard-surfaced road designed by a professional
engineer to accommodate projected volumes, loads and vehicle types and approved
by the zoning administrator.

(c) Maximum lot coverage.

1. Forty (40) percent of gross site area.
2. Gross development density of single-family attached units shall not exceed twelve
(12) dwellings per acre;

4. Impervious surfaces shall not exceed eighty (80) percent of the gross site area.

(d)  Minimum width. Sixty-feur—{64)feetatthesetbacktine—-ofthefrontyardfor
multifamily-struetures; sixteen (16) feet for townhouse units.

21



(5) Building requirements.
(a) Minimum yards.
1. Front. Twenty (20) feet.
2. Side. Twenty (20) feet.
a. Between townhouse groups: Ten (10) feet.
b. Between end townhouse unit and lot line: Twenty (20) feet.
All required side yard dimensions in between townhouse groups a-nel—bet—ween
mtifamily-straetures set forth above are the minimum dimensions that must be clear
of other structures such as air handling units and storage units, so as to allow passage
of emergency vehicles.
3. Rear. Twenty-five (25) feet.
4. Accessory buildings. Ten (10) feet to any side or rear lot line.

(b)  Maximum building height. Thirty-five (35) feet in height from grade, except that:

1. The height limit for dwellings may be increased up to ten (10) feet, provided that
there are two (2) side yards for each permitted use, each of which is fifteen (15)
feet or more, plus one (1) foot or more of side yard for each additional foot of
buﬂdmg he|ght over thlrty flve (35) feet.

3.  No accessory building which is within ten (10) feet of any party lot line shall be
more than one (1) story high. All accessory buildings shall be less than the main
building in height.

(c)  Groups of single-family attached dwellings (townhouses). No more than eight (8) and
not less than three (3) single-family attached dwellings (townhouses) shall be included
in one (1) connected group.

(6) Use limitations.
(a)  Public water and wastewater service. Public water and wastewater services are
required for all development in the RM-1 district.
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McClane Heights PUD-RES
PROFFER STATEMENT

November 1, 2023
Revised: December 21, 2023
Revised: January 3, 2024

Proffer Statement for the Rezoning Application for Tax Parcels 080-A 44 and 080-A-46 (the “Property”)
from Industrial Manufacturing (M-1)/Conservation (C-1) to Planned Unit Development - Residential (PUD-

RES).

Pursuant to Section 10-54(1) of the Montgomery County Zoning Ordinance, the Owner hereby voluntarily
proffers that the Property which is the subject of this Rezoning Application will be developed in
accordance with the following conditions, if and only if, approval is granted, and the property is rezoned
as requested. This Proffer Statement shall replace in its entirety any Proffer Statement previously
approved for the Property. The Applicant, the Owners, their Successors and Assigns, voluntary proffer the
following conditions for the Property as follows:

1.

Conceptual Layout

The Property shall be developed in general conformance with one of or a mixture of the submitted
Concept Plans prepared by Foresight Design Services, dated November 1, 2023 and revised
December 21, 2023 (the “Concept Plan”).

Maximum Number of Units

A maximum of 88 single family detached homes (44 duplexes or some combination of duplexes
and single family detached not exceeding 88 total dwelling units) and a maximum of 20 single
family attached homes (townhomes) shall be constructed.

Utilities

The Property shall be served by Town of Christiansburg Public Water and Montgomery County
Public Service Authority sanitary sewer.

Property Management

A property management company and/or homeowner’s association shall maintain all community
owned grounds, including but not limited to landscaped areas, recreational areas, parking and
paved areas, sidewalks, and stormwater management areas.

Bus Shelter

Bus shelter shall be a minimum of 5’ X 10’ in size, constructed of durable, architecturally sound
materials that will withstand continual exposure to the elements along Houchins Road. Specific
locations, style, and size to be determined in conjunction with the final site plan and coordinated
with Montgomery County Public School staff. Coordination with VDOT will be required to provide
suitable bus access to the shelter.

Exterior Lighting

Each single-family detached home lot and each dwelling unit of a two family dwelling shall have a
low level, eight (8) feet maximum height front yard light for security purposes. There shall be no
street lighting in front of single family and two family homes. End units of townhouse groupings
shall have a low level, eight (8) feet maximum height yard light. There shall be no street lighting
in front of townhouses.

25



| (we) hereby proffer that the development of the subject property of this application shall be in strict
accordance with the conditions set forth in this submission.

SHAH Development, LLC

By:
Name: David Hagan
its:

Commonwealth of Virginia
County of Montgomery

The foregoing instrument was acknowledged before me this day of

Notary Public (Seal)

My commission expires
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\\fds-files-2023\Production\Drawings\3246\ENGINEERING\Design\Plans\Sheets\3246_Sht__Preliminary.dwg

Existing Conditions, 12/20/2023 4:49:28 PM, Scaldwell, AutoCAD PDF (General Documentation).pc3, 1:1

1.

. ZONING DISTRICT:

. LEGAL REFERENCE:

GENERAL NOTES:

OWNER/DEVELOPER: =~ SHAH DEVELOPMENT LLC
P.0. BOX 1499
CHRISTIANSBURG, VA. 24068

PROJECT LOCATION:  UNADDRESSED PARCEL
CHRISTIANSBURG, VA. 24068

. TAX PARCEL NUMBER: 80—(A)—46 ; 500—(A)—13A

* ALL WORK PROPOSED IN THESE PLANS IS TO BE DONE WITHIN THE ABOVE LISTED TAX PARCEL,
EASEMENTS OBTAINED, OR PUBLIC RIGHTS—OF—WAY.

EXISTING C—1 / M—1
PROPOSED PUD-RES
BASE ZONING DISTRICTS:
RM—1 — 2.48 ACRES
R—3 COMPACT — 24.11 ACRES

. SETBACKS:

EXISTING RM—1 BASE DISTRICT:

FRONT= 25

REAR= 30

SIDE= 25" (15 BETWEEN TOWNHOUSE GROUPS)
PROPOSED PUD—RES (RM—1 BASE DISTRICT):

FRONT= 20

REAR= 25

SIDE= 20’ (10" BETWEEN TOWNHOUSE GROUPS)

EXISTING R—3 COMPACT BASE DISTRICT:

FRONT= 10’

REAR= 25

SIDE= 10’

MINIMUM LOT WIDTH: 80" (REDUCED TO 60" WITH CURB AND GUTTER)
PROPOSED PUD—RES (R—3 COMPACT BASE DISTRICT):

FRONT= 10

REAR= 25’

SIDE= 5" (0’ FOR DUPLEX LOTS ON THE COMMON LOT LINE)

MINIMUM LOT WIDTH: 50" WITH CURB AND GUTTER

STANDARDS FROM BOTH BASE ZONING DISTRICTS FOR COMMON GREEN SPACE, ACTIVE RECREATION SPACE
SHALL BE DEVELOPED AS COHESIVE PLAN FOR THE COMMUNITY AS A WHOLE.

TAX PARCEL NO. 80—(A)—46; P.l.D. #018437; P.B. 24 PG. 5
TAX PARCEL NO. 500-(8)—13A; P.L.D. #014196; P.B. 24 PG. 200

. THIS TOPOGRAPHIC SURVEY WAS COMPLETED UNDER THE DIRECT AND RESPONSIBLE CHARGE OF RALPH O.

CLEMENTS, L.S. LIC. #1864, FROM AN ACTUAL GROUND SURVEY MADE UNDER MY SUPERVISION AND FROM
PHOTOGRAMMETRIC MAPPING PREPARED UNDER DIRECT AND RESPONSIBLE CHARGE OF JOSEPH M. KOVACH,
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GENERAL NOTES:

1. OWNER/DEVELOPER:

SHAH DEVELOPMENT LLC
P.0. BOX 1499
CHRISTIANSBURG, VA. 24068
UNADDRESSED PARCEL
CHRISTIANSBURG, VA. 24068

PROJECT LOCATION:

2. TAX PARCEL NUMBER: 80—(A)—46 ; 500—(A)—13A

* ALL WORK PROPOSED IN THESE PLANS IS TO BE DONE WITHIN THE ABOVE LISTED TAX PARCEL,

EASEMENTS OBTAINED, OR PUBLIC RIGHTS—OF—WAY.
3. ZONING DISTRICT: EXISTING C—1 / M—1
PROPOSED PUD—RES
BASE ZONING DISTRICTS:

RM—1 — 2.48 ACRES

R—-3 COMPACT — 24.11 ACRES

4. SETBACKS:
EXISTING RM—1 BASE DISTRICT:
FRONT= 25
REAR= 30
SIDE= 25" (15° BETWEEN TOWNHOUSE GROUPS)

PROPOSED PUD-RES (RM—1 BASE DISTRICT):

FRONT= 20
REAR= 25’
SIDE= 20’ (10' BETWEEN TOWNHOUSE GROUPS)

EXISTING R—3 COMPACT BASE DISTRICT:

FRONT= 10’
REAR= 25
SIDE= 10’

MINIMUM LOT WIDTH: 80" (REDUCED TO 60" WITH CURB AND GUTTER)

PROPOSED PUD—RES (R—3 COMPACT BASE DISTRICT):

FRONT= 10’
REAR= 25
SIDE= 5 (0’ FOR DUPLEX LOTS ON THE COMMON LOT LINE)

MINIMUM LOT WIDTH: 50" WITH CURB AND GUTTER

STANDARDS FROM BOTH BASE ZONING DISTRICTS FOR COMMON GREEN SPACE, ACTIVE RECREATION
SPACE SHALL BE DEVELOPED AS COHESIVE PLAN FOR THE COMMUNITY AS A WHOLE.
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5. LEGAL REFERENCE:

TAX PARCEL NO. 80—(A)-46; P.l.D. #018437; P.B. 24 PG. 5 %)

TAX PARCEL NO. 500—(8)—13A; P..D. #014196; P.B. 24 PG. 200 4

6. NING/PLANNING AREA
TOTAL PROJECT/PARCEL AREA:
TOTAL DISTURBED AREA:
MINIMUM LOT AREA ALLOWED:
MINIMUM LOT WIDTH ALLOWED:
MAXIMUM IMPERVIOUS AREA:
COMMON GREENSPACE REQUIRED:
PROPOSED USE:

N

MAXIMUM ALLOWED UNITS:

BUILDING HEIGHT:
PARKING REQUIRED:

26.643 ACRES |
22.90 ACRES

5,000 SF (R—3 COMPACT) : 2,000 SF (RM—1)

50 FEET (R—3) COMPACT : 16 FEET (RM—1)

60% (15.99 ACRES)

4.00 ACRES (15% OF GROSS ACREAGE OF TRACT)

DWELLING, SINGLE—FAMILY DETACHED

DWELLING, SINGLE—FAMILY ATTACHED (TOWNHOUSE)

88 SINGLE FAMILY DETACHED (44 DUPLEXES)

20 SINGLE FAMILY ATTACHED

LESS THAN 35 FEET AT GRADE
2.0 SPACES PER UNIT SINGLE FAMILY ATTACHED
2.0 SPACES PER UNIT SINGLE FAMILY DETACHED

7. LOT ARRANGEMENTS ARE CONCEPTUAL IN NATURE AND SUBJECT TO MINOR CHANGES WHILE
CONFORMING TO PUD—RES (RM—1) AND PUD—-RES (R—3 COMPACT) STANDARDS.

TAX PARCEL 500-A-5Q
PARCEL 1D#120546
TOWN OF CHRISTIANSBURG
(CHRISTIANSBURG INDUSTRIAL PARK, PHASE X)
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P.B. 25 PG. 424
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1. OWNER/DEVELOPER:  SHAH DEVELOPMENT LLC 5. LEGAL REFERENCE:  TAX PARCEL NO. 80—(A)-46; P...D. #018437; P.B. 24 PG. 5 i
P.0. BOX 1499 » TAX PARCEL NO. 500—(8)—13A; P.L.D. #014196; P.B. 24 PG. 200 e
CHRISTIANSBURG, VA. 24068 -
PROJECT LOCATION: ~ UNADDRESSED PARCEL 6. ZONING/PLANNING AREAS

26.643 ACRES |
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5,000 SF (R—3 COMPACT) : 2,000 SF (RM—1)
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60% (15.99 ACRES)

4.00 ACRES (15% OF GROSS ACREAGE OF TRACT)
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2. TAX PARCEL NUMBER: 80—(A)—46 ; 500—(A)—13A
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EASEMENTS OBTAINED, OR PUBLIC RIGHTS—OF—WAY. WALN

3. ZONING DISTRICT: EXISTING C—1 / M—1 PLAT
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BASE ZONING DISTRICTS:
RM—1 — 2.48 ACRES

R—-3 COMPACT — 24.11 ACRES
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4. SETBACKS:
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SIDE= 10 (STORMWATER MANAGEMENT LOT)

MINIMUM LOT WIDTH: 80" (REDUCED TO 60" WITH CURB AND GUTTER)

PROPOSED PUD—RES (R—3 COMPACT BASE DISTRICT): PLAT IN INST. 2005008100,

P.B. 25 PG. 424
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** SPECIFIC DESIGNED AMENITIES WITHIN THE RECREATIONAL AREA TO BE
DETERMINED AT THE TIME OF SITE PLAN AND CONSTRUCTION AND SHALL
MEET OR EXCEED RM-1 AND R-3 COMPACT ZONING REQUIREMENTS.

RM-1 BASE ZONING DISTRICT REQUIREMENTS:

MINIMUM GREEN SPACE.

FIFTEEN (15) PERCENT OF THE GROSS ACREAGE OF THE TRACT SHALL BE RESERVED AS
COMMON GREEN SPACE, DEVELOPED AS ACTIVE RECREATION AND/OR PASSIVE PARK USE.
ALL SUCH GREEN SPACE LOTS SHALL HAVE A LENGTH/WIDTH RATIO OF NO LESS THAN FIVE
TO ONE (5:1).

ACTIVE RECREATION SPACE SHALL BE SUITABLY GRADED AND EQUIPPED FOR ACTIVE
RECREATIONAL FACILITIES TO SERVE THE RESIDENTS OF THE DEVELOPMENT. PASSIVE PARK
SPACE SHALL BE DESIGNED TO PRESERVE IMPORTANT SITE AMENITIES AND
ENVIRONMENTALLY SENSITIVE AREAS.

MULTIFAMILY AND SINGLE-FAMILY ATTACHED DEVELOPMENTS OF MORE THAN TWENTY (20)
INDIVIDUAL UNITS SHALL CREATE AN ACTIVE RECREATION AREA OF NO LESS THAN TEN
THOUSAND (10,000) SQUARE FEET IN AREA AND INCORPORATE A PLAYGROUND AND ITEMS
SUCH AS TOT LOTS, SCHOOL BUS SHELTERS AND OTHER COMMUNITY FACILITIES DEEMED
APPROPRIATE BY THE ZONING ADMINISTRATOR AT TIME OF SITE PLAN REVIEW.

R-3 COMPACT BASE ZONING DISTRICT:

MINIMUM REQUIRED OPEN SPACE. A MINIMUM OF TWENTY-FIVE (25) PERCENT OF THE GROSS
AREA PARENT TRACT SHALL BE SET ASIDE AS OPEN SPACE. AT LEAST ONE (1) AREA OF SUCH
REQUIRED OPEN SPACE IN ANY COMPACT DEVELOPMENT SHALL BE FIVE THOUSAND (5,000)
SQUARE FEET. OPEN SPACE MAY INCLUDE ACTIVE OR PASSIVE RECREATIONAL USES, AND MAY
BE HELD IN EITHER PUBLIC OR PRIVATE OWNERSHIP. IF HELD IN PRIVATE OWNERSHIP THE
OPEN SPACE SHALL BE HELD BY A HOMEOWNER'S ASSOCIATION OR OTHER FORM OF
COMMON INTEREST PRIVATE OWNERSHIP COMPARABLE TO A HOMEOWNER'S ASSOCIATION
ACCEPTABLE TO THE ZONING ADMINISTRATOR. OPEN SPACE ESTABLISHED FOR PURPOSES OF
MEETING THE REQUIREMENTS OF THIS PROVISION SHALL BE RESTRICTED FROM ANY FUTURE
DEVELOPMENT BY THE ESTABLISHMENT OF PERMANENT CONSERVATION EASEMENTS HELD IN
PERPETUITY BY A PUBLIC OR PRIVATE ENTITY ACCEPTABLE TO THE COUNTY. ACCESSORY
STRUCTURES SUCH AS PICNIC SHELTERS, BALL FIELDS, NATURE TRAILS AND OTHER SIMILAR
RECREATIONAL AMENITIES SHALL BE PERMITTED WITHIN THE OPEN SPACE AND MAINTAINED
BY THE APPROPRIATE OWNER.

FOR THE PURPOSES OF THIS ARTICLE, THE FOLLOWING ITEMS SHALL QUALIFY AS OPEN SPACE:
NATURAL AREAS INCLUDING ENVIRONMENTAL CORRIDORS, GREENWAYS, PROTECTED
NATURAL AREAS AND RESERVES; PARKS, SQUARES, GREENS AND PLAZAS; STREAMS, PONDS,
AND OTHER WATER BODIES; STORMWATER DETENTION/RETENTION FACILITIES; ACCESSORY
PARKING AREAS OR LOTS LOCATED WITHIN PUBLIC PARKS OR PUBLICLY ACCESSIBLE
| NATURAL AREAS; RECREATIONAL FACILITIES, SUCH AS BALLFIELDS, PLAYGROUNDS.
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MONTGOMERY COUNTY M. Todd King, Chairman
PUBLIC SERVICE AUTHORITY Sherri Blevins, Vice-Chair

Mary W. Biggs, Secretary-Treasurer
Sara R. Bohn, Member
Government Center April N. DeMotts, Member

Suite 21 Darrell O. Sheppard, Member

Steve R. Fijalkowski, Member
755 Roanoke Street ‘ o
Christiansburg, VA 24073-3185 Slrtidcs B o2k el

PSA Director

March 21, 2023

John Neel

Gay and Neel, Inc

1260 Radford Street
Christiansburg, Virginia 24073

RE: Availability Letter
Residential Subdivision
Houchens Road
Parcel ID 018441,018437,014196
Sewer

Dear Mr. Neel:

Public sanitary sewer can be made available to this proposed residential development along
Houchens Road, Parcel ID 018441,018437,014196.

Sanitary sewer service may be provided by a public sewer extension to a point adjacent to all
units of this proposed development from the public sewer main located in the Walnut Creek
Subdivision. You must verify that there is a minimum of two feet of fall from the building service
elevation to the top of the sewer main. If adequate vertical separation does not exist, you will be
required to install a public sewer pump station and force main per PSA standards. The owner would
be required to obtain public easements for all portions of the sewer line extension in private
property. The sewer facility fee is $3,000.00 per each residential unit. There is also a $750.00
pump station fee for each unit.

The sewer facilities must be designed to PSA standards by an engineer and approved by the PSA
prior to construction. The owner would be required to obtain public easements for all portions of
the sewer line extension in private property. The owner would be responsible for the cost of the
sewer line extensions, public easements, highway permits, and any other associated
requirements. These designs should be incorporated into the site development plans for this
development and submitted to the PSA for review. Payment of twenty-five percent of the water
sewer facility fees for all units of the development would be required prior to approval of the site
plan.

Please be advised that all PSA sewer systems have a fixed number of available connections.
Connections are reserved by payment of facility and connection fees, provided service is
currently available to the subject property.

ADMINISTRATIVE OFFICES: (540) 381-1997
BILLING & COLLECTIONS: (540) 382-6930

FAX NO. (540) 382-5703 s



Also, be advised that this development must also meet all Montgomery County Planning and
Zoning Department requirements. The availability of sanitary sewer facilities does not by itself
authorize the development of this property.

This letter and stated fees are only valid to April 1, 2024.

If you have questions or need additional clarification on the above information, please contact

me at 381-1997.

Sincerely,

(olon €. bl

Charles E. Campbell
PSA Director

cc: Montgomery Co. Planning Dept.
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Houchins Road Townhomes — Section 11
Montgomery County, VA

ITE Trip Generation — Typical Weekday — 11" Edition

Land Use - Size Units AM Peak Hour PM Peak Hour Weekday
Out Total In Out Total Total
Single-Family Detached Housing 210 88 d.u. 17 49 66 56 32 88 897
Single-Family Attached Housing 215 20 d.u. 2 8 10 7 4 11 144
Total Site Trips 19 57 76 63 36 99 1,041
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