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Christiansburg Planning Commission 


 Minutes of April 22, 2013 
 
 
Present: Ann H. Carter  
  Harry Collins 


M.H. Dorsett, AICP 
David Franusich 


  Steve Huppert 
  Craig Moore, Chairperson 
  Joe Powers, Vice-Chairperson 
  Jennifer D. Sowers 
  Nichole Hair, Secretary Non-Voting 
 
Absent: Ashley Parsons 
                    Jonathan Hedrick 
      
Staff/Visitors: Kali Casper, staff 


 Missy Martin, staff 
 Wayne Nelson, staff 
 Roy Nester, staff 
 Todd Walters, staff 
 Cindy Wells Disney, Montgomery County Planning Commission Liaison 
 Jason Smith, employee of David Reno  
   


Chairperson Moore called the meeting to order at 7:03 p.m. in the Christiansburg Town 
Hall at 100 E. Main Street, Christiansburg, Virginia to discuss the following items: 
 
Public Comment. 
  


Chairperson Moore opened the floor for public comment.  No public comments were 
made. Chairperson Moore closed the floor for public comment.  
 


Approval of meeting minutes for April 8, 2013. 
 
Chairperson Moore introduced the discussion. Commissioner Dorsett made a motion 
to approve the April 8, 2013 Planning Commission meeting minutes. Commissioner 
Collins seconded the motion which passed 8-0, with Commissioner Franusich 
abstaining.  


 
Planning Commission Public Hearing on a Conditional Use Permit request by David L. 
Reno (agent for property owner Shan Carroll) for a towing service at 820 Park Street, 
N.E. (tax parcel 498-((6))-1-13) in the I-2 General Industrial District. 
 


Chairperson Moore opened the discussion. Ms. Hair stated that Mr. Reno could not 
attend the meeting due to a conflict. Commissioner Dorsett asked where the building 
is located. Ms. Hair detailed the location on Park Street. Chairperson Moore stated 
the location was behind the stock yard.  
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Planning Commission Public Hearing on a Conditional Use Permit request by David L. 
Reno (agent for property owner Shan Carroll) for a towing service at 820 Park Street, 
N.E. (tax parcel 498-((6))-1-13) in the I-2 General Industrial District – (continued). 


 
Commissioner Powers asked what type of operation the applicant will be running 
and will Mr. Reno be storing vehicles on site. Ms. Hair replied a towing service and 
yes vehicles will be stored on site. Ms. Hair also stated a towing service exists on 
the property now and they may be sharing a lot.  Commissioner Powers asked was 
the lot with the existing towing service on the right. Ms. Hair replied yes. 
Commissioner Powers asked if the existing towing service has a Conditional Use 
Permit. Ms. Hair responded they do have a Zoning Permit. Commissioner Carter 
asked if the existing towing service is in business. Ms. Hair replied yes.  
 
Commissioner Collins asked what the existing towing service is zoned. Ms. Hair 
responded I-2. Commissioner Franusich asked if I-2 allowed for a towing service. 
Ms. Hair replied no, not by right. Commissioner Powers asked which use the towing 
service fit under in I-2 and he did not find a related use. Ms. Hair replied the Zoning 
Administrator instructed the applicant to apply for a Conditional Use Permit and she 
will ask what determined that decision.  
 
Commissioner Collins asked what is on the lot now and is it a vacant lot. Ms. Hair 
responded this is not a vacant lot and had an existing structure.  Ms. Hair added she 
was aware of the existing towing service but not the other businesses on the 
property.  Commissioner Collins asked if Mr. Reno will be storing all the vehicles 
inside the building. Ms. Hair replied to the right of the building is a screened tow lot 
but she is unaware of what other plans he may have. Commissioner Powers stated 
he would like to see a copy of the permit that has been approved on the other 
existing lot. Ms. Hair replied the conditions for Mr. Reno were pulled from the 
existing permit for the adjoining lot.  Commissioner Moore verified the conditions are 
based on the adjoining property. Ms. Hair answered yes.  
 
Commissioner Collins asked if the CUP request is approved, does the entire parcel 
change or just the applicant’s lot. Ms. Hair replied the CUP can be conditioned to be 
used only by the applicant. Commissioner Powers stated the Commission can only 
approve a portion of the building. Commissioner Powers stated because of the 
address he assumed the building was divided into suites.  
 
Commissioner Powers asked if the Mr. Reno will be obtaining a DMV permit for 
vehicle removing. Ms. Hair said he should to be compliant with the state and so Mr. 
Reno may be added to the Town’s towing list. Commissioners Powers verified that 
Mr. Reno will be pulling wrecked vehicles also. Ms. Hair responded yes, that was her 
understanding. Commissioner Dorsett asked why the applicant was relocating next 
to a competitor. Commissioner Sowers commented on the convenient location, 
adding the location was out of the public eye and the existing use is easy for 
approval. 
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Planning Commission Public Hearing on a Conditional Use Permit request by David L. 
Reno (agent for property owner Shan Carroll) for a towing service at 820 Park Street, 
N.E. (tax parcel 498-((6))-1-13) in the I-2 General Industrial District - (continued). 


 
Commissioner Powers stated the DMV requirement for vehicle removal operator is 
to be in compliance with the localities zoning. Commissioner Powers stated another 
requirement on the list says the business must be permitted under the Virginia 
Pollution Discharge Elimination System and the permit is issued by the State Board 
of Control for storm water associated with industrial activity. Commissioner Powers 
would like to request a copy of either the permit or an exemption letter for the 
property Mr. Reno will be storing vehicles on.  Commissioner Powers stated he 
assumes the state also has requirements regarding towing wrecked vehicles 
because of leaking fluids because the fluid needs to be controlled.  
 
Commissioner Franusich asked how the property is zoned in the Future Land Use 
Map. Commissioner Powers replied by looking at the Zoning Map provided for the 
request, a fair amount of industrial use is in the area. Commissioner Powers stated 
in the Comprehensive Plan this area will remain industrial. Commissioner Dorsett 
asked Ms. Casper if the map was left as industrial in the Comprehensive Plan. Ms. 
Casper replied she would verify the map. Commissioner Powers replied the map 
was left Industrial or maybe a mixed use in order to buffer the property.  
 
Commissioner Carter asked if the Town has a list of towing businesses. Ms. Hair 
replied the Police Department keeps one on file.  
 
Commissioner Moore asked if the Commission had any other questions.  
 
Commissioner Franusich stated it would be better if Mr. Reno was attending the 
meeting. Ms. Hair responded Mr. Reno will be at the Town Council public hearing. 
Mr. Jason Smith, an employee of Mr. Reno, commented on the location of the 
business in the existing building. Mr. Smith showed the Commissioners on the map 
which suite will be used and points out the side yard area that will be fenced to store 
vehicles. Mr. Smith stated the inside of the building would be used to work on 
company trucks. Commissioner Powers responded the side yard did not look to by 
much room for storing vehicles. Commissioner Sowers asked how many cars would 
be stored in the side lot. Mr. Smith replied approximately 8 to 10 cars and stated the 
inside of the building is approximately 2,000 square feet.  Commissioner Huppert 
asked if Mr. Reno would be just towing or fixing up vehicles also. Mr. Smith replied 
they will only be towing and repossessing vehicles.  
 
Commissioner Collins asked Mr. Smith where additional vehicles will be stored if an 
overflow problem occurs. Mr. Smith replied repossessed vehicles will be stored 
inside of the building and small side yard will be used for Town towing calls. 
Commissioner Sowers asked how long the vehicles are kept after repossession or 
towing. Mr. Smith replied 3 days or a week. 
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Planning Commission Public Hearing on a Conditional Use Permit request by David L. 
Reno (agent for property owner Shan Carroll) for a towing service at 820 Park Street, 
N.E. (tax parcel 498-((6))-1-13) in the I-2 General Industrial District - (continued). 


 
Chairperson Moore asked if they charged rental rate for storing the vehicles. Mr. 
Smith replied yes, after 24 or 48 hours, except for repossessed vehicles, which have 
to be transferred to an auction facility within 48 hours.  Chairperson Moore verified 
Mr. Smith’s statement concerning repossessed vehicles being transferred to 
auctions. Commissioner Powers inquired what the process will be for towed vehicles 
in which the owners decide to walk away. Mr. Smith replied they must hold the 
vehicle for 30 days before contacting DMV to receive the title. Commissioner Powers 
replied the DMV process could possibly take an extended time due to paper work.  
 
Commissioner Collins asked if Mr. Reno will be using the left side of the building and 
how to enter the property. Mr. Smith detailed the entrances to the property.    
 
Commissioner Powers asked if staff can go out and measure the side yard to show 
how much space will be available in the fenced area. Ms. Hair replied that a proper 
survey would need to be completed to have an accurate measurement. 
Commissioner Powers said the Commission may want to limit the number of 
vehicles stored outside. Commissioner Sowers replied the space would already be 
limited because of the fencing. Commissioner Beasley asked for the exact location 
of the fence.  Mr. Smith replied he did not know the exact location because of the 
layout of the property. Commissioner Beasley asked if Mr. Reno will be using wood 
or chain link fencing. Mr. Smith replied probably wood fencing. 
 
Chairperson Moore asked if the Commission could get Mr. Reno to fill out where the 
fence will be located on the map and postpone the meeting until the map is received 
and a vote is taken. Ms. Hair stated the lot lines are not accurate on the aerial 
mapping. Chairperson Moore stated he would like the applicant to be present for 
questions. Commissioner Sowers commented the existing paving company rented a 
portion of the parking lot so Mr. Reno could only use the remaining portion of the lot.  
 
Commissioner Collins asked if an applicant is not the owner of the property how can 
they apply for a Conditional Use Permit. Ms. Hair replied the property owner did give 
Mr. Reno permission and also signed the Conditional Use Permit application.  
 
Commissioner Dorsett asked where the stormwater drainage is going on this 
property. Commissioner Dorsett commented with a parking lot there will be 
increased amounts of zinc and other heavy metals that can leak out from damaged 
cars.  Commissioner Dorsett expressed concerns with how harmful fluids will be 
handled. Commissioner Powers responded that is why the State makes it a 
requirement but they could have an exemption but the Commission may decide to 
place requirements on the Conditional Use Permit. Commissioner Carter asked how 
the existing towing company handles stormwater drainage and we need to be fair on 
requirements.  
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Planning Commission Public Hearing on a Conditional Use Permit request by David L. 
Reno (agent for property owner Shan Carroll) for a towing service at 820 Park Street, 
N.E. (tax parcel 498-((6))-1-13) in the I-2 General Industrial District - (continued). 


 
Chairperson Moore asked for any other questions. No additional questions were 
presented. Chairperson Moore stated a decision will be postponed to the next 
meeting and the Commission can either vote or table the discussion for Town 
Council. Chairperson Moore reminded the Commission of the conditions used from 
the existing towing service on the property and to be aware of what they would ask 
this customer compared to others. Chairperson Moore recognized the concerns with 
stormwater and other issues. Commissioner Powers commented the applicant does 
have an advantage with the inside space and a leaking vehicle can be stored inside. 
Chairperson Moore closed this item.  
 


Presentation by Town of Christiansburg Engineering Department regarding TMDLs. 
 
Chairperson Moore asked the Commissioners to go into work session for the TMDLs 
presentation. Commissioner Dorsett made a motion to go into work session. 
Commissioners Sowers seconded the motion which passed 9-0.  
 
Commissioner Huppert exited the meeting at 7:45 p.m. 


 
Work Session – Comprehensive Plan  
 


Chairperson Moore opened the discussion and stated that the Commission would 
remain in work session.   
 
The work session on the Community and Economic Development chapter of the 
Comprehensive Plan was held.  
 
Commissioner Carter moved that the Planning Commission close the work session. 
Commissioner Dorsett seconded the motion which passed 8-0. 
 


Other Business 
 


Chairperson Moore indicated the Other Business portion of the meeting is limited to 
updates and other information relevant to the Planning Commission, but not for new 
business or discussion of items. Chairperson Moore requested Planning 
Commissioners wishing to discuss business during the meetings contact Planning 
Department staff to be added to the agenda.  
 
Commissioner Dorsett asked Chairperson Moore if announcements can be made 
during other business. Chairperson Moore replied yes. Commissioner Dorsett would 
like to remind the Commissioners that on May 11, 2013 at Depot Days from 10 to 4 
the New River Valley Planning District Commission will be present taking a survey 
for the Sustainability Project.  
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Other Business - (continued) 
 


Commissioner Powers reminded the Commissioners of the Development 
Subcommittee meeting for Wednesday, April 24, 2013 at 9:30 am. Commissioner 
Powers would like to discuss the CUPs and how many are inspected. Commissioner 
Beasley asked where the meeting will be located. Ms. Hair replied in the Town 
conference room.  
 
Commissioner Dorsett asked what the next subject for the Comprehensive Plan will 
be. Ms. Casper responded the Planning chapter. Commissioner Dorsett would like to 
remind the Commissioners the Comprehensive Plan Subcommittee will be meeting 
on Wednesday, May 1, 2013 at 4:30 pm.  
 
Commissioner Moore asked if the upcoming Depot Days event on May 11, 2013 can 
be put on the Town website calendar since this is a nonprofit organization. Ms. Hair 
replied she will verify with staff the policy for posting to the Town website. 
Commissioner Moore asked if there could be a community calendar added to the 
Town website for all nonprofit organization events. Ms. Hair said she will ask the 
staff.  
 
Commissioner Franusich announced the NRV Bicycle Association and the Bike 
Kitchen will be holding the “Fix Fest” at the Town office parking lot on May 11, 2013 
form 9 to noon. Commissioner Franusich stated all bikes are fixed for free.  
 
Ms. Hair reminded the Commissioners of the New River Valley Planning District 
Committee annual spring training being held on May 15, 2013.  Ms. Hair will need to 
know by Monday, May 6, 2013 who will be attending so she can give those names to 
the PDC by Tuesday, May 7, 2013. Ms. Hair also stated she will have transportation 
available for the attending Commissioners and staff. Commissioner Dorsett asked 
what the subject will be discussed.  Ms. Hair replied the presentation will be on 
continuation of the Livability Initiative outreach.  
 


There being no more business Chairperson Moore adjourned the meeting at 8:57 p.m. 
 
 
 
_______________________________ _______________________________ 
Craig Moore, Chairperson    Nichole Hair, Secretary Non-Voting 
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Sec. 30-114. Permitted uses--Generally. 
 
   
 (i) The following uses and any similar industrial uses which are not likely to create any more 


offensive noise, vibrations, dust, heat, smoke, odor, glare, or other objectionable 
influences than the minimum amount normally resulting from other uses permitted, and 
manufacture, compounding, processing, packaging or treatment of the following products 
or similar products.  In cases of doubt regarding the nature of a process or use, the 
Administrator may require an engineering report describing the process or use and the 
probable impact thereof at property lines in terms of the factors listed above or other 
significant factors as may be associated with a particular process or use.  Where doubt 
remains following such engineering report, the proposal shall be considered as a 
potentially hazardous use and shall require Conditional Use Permit approval. 


 
  Abrasive wheels, stones, paper, cloth and related products. 
  Adhesives, but not glue or size manufacture. 
  Agricultural or farm implements, manufacture, sale, storage or repair. 
  Aircraft and aircraft parts. 
  Aluminum extrusion, rolling, fabrication and forming. 
  Automobile, motorcycle, bus, tractor truck, pickup or panel truck manufacture, assembly, 


rental or repair, but not a salvage or wrecking yard. 
  Bag manufacture or cleaning. 
  Barrel or box manufacturing. 
  Blacksmith shop. 
  Building materials (cement, lime in bags or container, sand, gravel, stone, lumber, 


structural or reinforcing steel, pipe and the like) storage and sales, open or enclosed, but 
not manufacture or steel fabricating or junk storage. 


  Candles, including wax or tallow manufacture. 
  Ceramics and ceramic products. 
  Coal, flour or grain elevator; coal or wood yard. 
  Concrete products or central mixing and proportioning plant. 
  Contractor's equipment storage yard or plant or rental of equipment commonly used by 


contractors. 
  Engine testing (internal combustion engines), but not jet engines or rockets. 
  Equipment sales, rental, service and storage, but not junk. 
  Excelsior, wood fiber. 
  Fertilizer storage in bags or bulk storage of liquid or dry fertilizer in tanks or in a 


completely enclosed building, but not manufacture or processing. 
  Flour, storage, blending and packaging but not milling. 
  Galvanizing or plating (hot dip). 
  Glass and glass products. 
  Ink manufacture from primary raw materials (including colors and pigments). 
  Lumberyard. 
  Meat products, manufacture but not slaughtering of animals and poultry or smoking and 


curing of meat. 
  Monuments and architectural stone. 
  Oils, shortenings and fats (edible), and storage. 
  Paper and paperboard (from paper machine only), but not pulp mills. 
  Petroleum and other inflammable liquids, aboveground bulk storage up to 80,000 gallons, 


but not refining. 
  Plumbing and electrical supplies, manufacture, sale or storage. 







  Railroad switching and classification yards, repairs and cleaning shops, roundhouses, 
powerhouses, interlocking towers, and fueling, sanding and watering stations. 


  Recycling, post collection separation facilities with a zoning permit application and plan 
of operation approved by the Administrator and subject to the foregoing 
conditions.  Collection center zoning permits may be revoked at any time by the 
Administrator or health official when such recycling center poses a threat to 
public safety, health or general welfare.  In addition any landscaping or screening 
provisions of this article shall be mandatory. 


  Sand and gravel processing but not extraction or stone crushing or grinding. 
  Sawmill (including cooperage stock mill), stationary, and planing mill. 
  Soap products, but not soap manufacture. 
  Structural iron and steel fabrication. 
  Terminal, truck, with any petroleum storage to not exceed 80,000 gallons. 
  Terminal, truck freight. (Note:  changed from prior listing as ''truck terminal, freight.'') 
  Terminal, truck freight, with any petroleum storage to not exceed 80,000 gallons. 
  Tobacco products, cigars, cigarettes. 
  Wallboard and plaster, building, insulation, and composition flooring. 
  Welding and soldering shops; machine shop. 
  Well drilling establishment, water, gas or oil; offices, storage or service of supplies and 


equipment. 
  Wire rope and cable. 
  Wood chip and fiber board. 
 








Land Use & Planning 


Land use decisions create lasting implications for transportation systems, infrastructure systems, 
the environment, cultural resources, civic systems including public safety and recreation, and 
community and economic development.  Successful land use planning accounts for these 
implications and ensures adequate provision of public facilities and services to address these 
issues.  Land use planning guides the physical development of land within the Town addressing 
location, type, and intensity of use as well as public infrastructure and facilities.  Well planned 
land use decisions are key in creating, maintaining, and enhancing a livable community. 


Land use planning accounts for existing conditions and historical development patterns and 
increases transparency in zoning and land use decisions by showing the process behind 
decisions.  Coordinating individual decisions through a larger development framework reduces 
conflicting land uses and balances public and private needs.  Through directed physical 
development, effective land use planning includes the provision of adequate fiscally responsible 
public facilities and services including public safety, recreation, and infrastructure; an integrated, 
efficient transportation system; the promotion of community and economic development; and the 
protection of natural and cultural resources. 


Primary Land Use & Planning Goal 
Guide and manage physical land development and community growth through a transparent 
citizen-based process that protects natural and cultural resources, promotes community and 
economic development, allows for an integrated, efficient transportation system, and plans for 
the provision of cost-effective public facilities and services while remaining compatible with 
community character. Ensure the supply of diverse and affordable housing through land use and 
planning to meet the needs of all Town residents.   


Existing and Future Land Use & Planning 
Historically, development in Christiansburg centered around the courthouse creating a compact 
business district in the present downtown area.  Development spanned outward from the 
downtown along the major rail and road routes.  Due to three annexations, multiple boundary 
adjustments, and inclusion of the former Town of Cambria, Christiansburg is now more than 
twelve times larger in land area than at the time of incorporation in 1833.  Currently, 
Christiansburg is approximately 14.1 square miles.  The following maps depict the development 
of land over time in Christiansburg and show the current Zoning Districts, respectively.  


Zoning Map 
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Map prepared by Town of Christiansburg Engineering
and Planning Departments. May 10, 2013.
T:\GIS\Planning\CompPlanMaps\2013Update\Land Use\DevelopmentOverTime.mxd
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The following table provides statistics showing the approximate land area and percentages of 
each Zoning District as of May 2013.  This area does not include street rights-of-way. 


Christiansburg Land Area and Percent of Total Area by Zoning District (May 2013) 
Zoning District Area (Acres) Percent of Total Area 


A Agricultural 2,084.3 26.6% 
R-1A Rural Residential 239.0 3.0% 
R-1 Single-Family Residential 1,735.7 22.1% 
R-2 Two-Family Residential 727.5 9.3% 
R-3 Multi-Family Residential 774.4 9.9% 
R-MS Residential Manufactured Home Subdivision 0.0 0.0% 
MU-1 Mixed Use: Residential-Limited Business 100.8 1.3% 
MU-2 Mixed Use: Residential-Limited Business-Limited Industrial 7.6 0.1% 
B-1 Limited Business 66.7 0.9% 
B-2 Central Business 68.0 0.9% 
B-3 General Business 1,275.4 16.3% 
I-1 Limited Industrial 56.2 0.7% 
I-2 General Industrial 709.6 9.0% 


Total of Agricultural Districts 2,084.3 26.6% 


Total of Residential Districts 3,476.6 44.3% 


Total of Mixed Use Districts 108.4 1.4% 


Total of Business Districts 1,410.1 18.0% 


Total of Industrial Districts 765.9 9.8% 


Total Area in all Zoning Districts 7,845.2 100.0% 
Source: Town of Christiansburg


According to the zoning map, residential uses are the largest land classification within 
Christiansburg.  Excluding special residential uses in business districts, almost 45% of Town’s 
land area is residential.  Since the adoption of the 2003 Christiansburg Comprehensive Plan, the 
Town’s residential zoning districts have increased approximately 150 acres.  Most of these 150 
acres were previously in agricultural or forestry use in the Northwest quadrant of Town.  
Additional residential growth is expected to occur through rezoning of agricultural land, which 
accounts for over 25% of the Town’s land area.  This growth will likely be limited by availability 
of infrastructure and environmental challenges to development.   
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According to the zoning map, commercial uses account for 18% of the land area within 
Christiansburg.  Commercial development in Christiansburg includes a regional retail hub 
surrounding the Peppers Ferry Road/North Franklin Street intersection and a regional automotive 
center along eastern Roanoke Street.  In addition to these regional business centers, commercial 
development is located along the North Franklin Street corridor, Roanoke Street corridor, 
Radford Street corridor, and in the two downtown areas.  Continued commercial development 
and infill redevelopment is expected along these major roadways.   


According to the zoning map, industrial zoning accounts for approximately 10% of the Town’s 
land area.  The majority of industrial development within Christiansburg is concentrated in two 
industrial parks: the Christiansburg Industrial Park and the Falling Branch Corporate Park.  
Additional industrial sites are located throughout Town primarily limited by topography.  
Buffering industrial uses from less intense land uses is critical for future land use within the 
Town.  Expansion of industrial uses will be limited to areas with suitable topography and 
protected from sensitive environmental features.   


While mixed uses zoning districts contain just over 1% of the Town’s land area, mixed use 
development is very common in the two downtown areas.  Historic downtown and Historic 
Cambria were settled by traditional development patterns including a mix of commercial and 
residential uses within individual structures.  This type of mixed use allows for pedestrian scale 
and orientation and can generate 24 hour footprints.  Infill development and redevelopment in 
these two historic areas will enhance community character in the future.   


In addition to these defined zoning classifications, areas dedicated to open space including 
parkland are not separately delineated.  While some of these areas are developed parks and 
facilities, other areas may be designated as conservation areas due to environmental restrictions.  


Housing 
As previously mentioned, residential zoning districts account for almost 45% of Christiansburg’s 
total land area.  As shown in the following table showing housing growth, this classification will 
likely continue to grow as Christiansburg does.   


1990-2010 Housing Growth 
Number 
of Units 


Number 
of Units 


Number 
of Units 


Percent 
Change 


Percent 
Change 


1990 2000 2010 1990-2000 2000-2010 


Total 6,267 7,430 9,556 18.6% 29.0% 
Source:  U.S. Census Bureau, 1990, 2000, and 2010 U. S. Census of Population and Housing. 


Christiansburg provides a diverse housing market in order to meet the needs of current and future 
residents.  Single-family, duplex, townhouse, condominium and apartment units are available 
within the Town.  The variety of housing units presents a wide variety of amenities to 
accommodate varying housing demand.  In addition, Christiansburg has a relatively low vacancy 
rate when compared with Virginia and the nation as a whole. 
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2010 Occupied Housing Units, Vacant Housing Units, and Vacancy Rates 
Town of Christiansburg Montgomery United 


County Virginia States 


Occupied Housing Units 8,873 92.9% 92.7% 90.8% 88.6% 
Vacant Housing Units 683 7.1% 7.3% 9.2% 11.4% 


Total Housing Units 9,556 100.0% 100.0% 100.0% 100.0% 


Source:  U. S. Census Bureau, Census 2010, Summary File 1, Tables H3, H4, H5, and HCT1. 


Availability of housing can affect affordability and property values.  Moreover, substandard 
housing is a serious problem that creates health and safety issues.  Christiansburg supports the 
provision of affordable housing for all socioeconomic levels as it is a recognized need within the 
region.  Christiansburg must also support the provision of housing for other groups that are often 
overlooked by typical housing developments including the elderly, the disabled, and the 
homeless.  In addition to new housing growth, maintenance and preservation of existing housing 
and neighborhoods in Christiansburg is vital.  These maintenance and preservation goals can be 
addressed through funding assistance as noted below as well as increased code enforcement 
provisions. 


The New River Valley HOME Consortium is a regional organization comprised of 
representatives from the counties of Floyd, Giles, Montgomery, and Pulaski, the City of Radford, 
and the Towns of Blacksburg, Christiansburg, Pearisburg, and Pulaski that receives funding the U.S. 
Department of Housing and Urban Development (HUD).  The program provides an opportunity for 
participating localities to plan for and address housing needs on a regional basis.  HOME funds 
assist in the construction of affordable housing, the purchase of property for development, the 
rehabilitation of existing property, and/or rental assistance and down-payment assistance.  The New 
River Valley Planning District Commission partners with participating jurisdictions to undertake the 
consolidated planning process and assists in the program administration.  The HOME program 
offers localities the flexibility to develop projects that capitalize on community partnerships to offer 
affordable housing to the region. 


The Town of Christiansburg 2010-2015 Consolidated Plan and the Town’s Annual Action Plan (a 
Comprehensive Community Development Plan) was prepared by the Town as required by HUD as 
part of the Town’s designation as an Entitlement Community.  Town Council adopted a resolution 
for the submittal of the most recent plan on August 17, 2010.  The plan includes an analysis of 
homeless issues, an analysis of population with special needs, information on housing needs and 
assistance, a housing market analysis, barriers to affordable housing, an analysis of community 
development issues, and a strategic plan.  


Housing Goal 
Provide a diverse, affordable, accessible, and safe housing supply sufficient to meet the needs of all 
residents.   


Implementation Strategies 
• Continue to support local and regional partnerships to provide affordable housing


opportunities to residents.
• Create and enforce maintenance standards on rental housing.
• Ensure equitable enforcement of property maintenance according to Town Code.


o Hire code enforcement staff to create proactive code enforcement.
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o Enforce regulations regarding home maintenance including yard upkeep.
o Create a mechanism to address recurring violations in a proactive and timely


manner.
• Evaluate existing neighborhoods for opportunities to create connections to trails and


sidewalks.
• Ensure a wide range of housing types and choices within neighborhoods including


accommodations for those with special needs.
o Promote housing with universal design features to support aging in place.


• Maintain and enhance the stability and integrity of Christiansburg’s older
neighborhoods.
o Ensure new housing developments and infill structures are designed in context


with existing built neighborhoods, complement the overall character and
architecture of the neighborhood, and do not overtax existing public
infrastructure.


• Develop an effective and efficient program for condemning dilapidated properties.


Existing and Future Land Use & Planning Goal 
Land development and community growth must be undertaken in an orderly manner that is 
compatible with community character, protects important environmental features, and provides a 
fair return on public investment. The land use decision-making process must be open and 
transparent and encourage community and stakeholder collaboration.  


Implementation Strategies 
• Educate citizens to ensure an understanding of zoning and land use regulations and


decisions.
• Guide growth and development in a logical and consistent manner.


o Ensure development is compatible with surrounding uses through buffers and
other techniques.


• Develop and implement consistent development standards.
o Periodically inspect developments for compliance with site plan for signage,


stormwater management, and other features.
• Revise and rewrite the zoning ordinance and subdivision ordinance as needed to


ensure consistency with the Comprehensive Plan.
o Use plain language when revising the zoning ordinance and subdivision


ordinance.
• Revise the current zoning designations of Town property to better align with actual


physical use.
• Limit development in environmentally sensitive areas.
• Promote environmentally friendly neighborhoods and housing developments.


o Protect environmental features (e.g. floodplains, karst) in new residential
development.


o Preserve important scenic views, woodlands, and natural areas.
o Control stormwater runoff in new residential developments and subdivisions.  See


Infrastructure Services Chapter and Environment Chapter.
o Encourage common open spaces and playgrounds in new development.


• Ensure land use decisions are integrated with transportation decisions to maintain or
improve access to various uses and prevent future gridlock.
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o Promote connected and walkable neighborhoods.  Promote multiple entrances,
interconnected streets, and pedestrian sidewalks or trail linkages for neighborhood
development.


o Effectively manage traffic and encourage attractive and safe pedestrian-friendly
environments through landscaping and traffic calming features.


• Eliminate code violations that degrade the appearance and quality of life within
neighborhoods and affect the public health, safety or welfare of occupants.


• Encourage cluster development to preserve natural resources and increase the
provision of open space.


• Work to achieve a balance between residential, commercial, and industrial land uses
in order to provide adequate support services, quality employers, and a sustainable tax
base.
o Encourage innovative economic development initiatives that enhance community


character and the environment.
• Promote new infill development and redevelopment utilizing existing infrastructure.


Future Land Use Map 
The Future Land Use Map visualizes how the Town will develop and grow in the long term 
future.  In contrast, the Zoning Map is typically utilized as a tool to implement the Future Land 
Use Map.  Explanations of the classifications for the Future Land Use Map are given below.   


Residential 
Residential development is the predominant land use in these areas.  Type and intensity of 
housing development will be determined by zoning classification and other constraints.   


Commercial 
Commercial development including retail, office, and service uses are typical in this 
classification.  Type and intensity of these developments will also be determined by zoning 
classification and other constraints.   


Active and Passive Recreational Areas 
This category includes active and passive recreational areas including associated facilities and 
other incidental uses.  This category also includes cemeteries, museums, and cultural resources 
where appropriate but excludes dedicated open spaces within subdivisions.  


Mixed Use 
Mixed use areas allow for residential and non-residential development in one area.  The ratio of 
residential to non-residential uses in these areas varies.  Mixed use may indicate vertically mixed 
uses within a building or horizontally mixed uses within a larger development area.  Mixed use 
denotes pedestrian scale and orientation, complementary uses, and promotion of a 24 hour 
footprint. 


Industrial 
Industrial use includes manufacturing, processing, and warehousing uses including incidental 
uses such as loading and parking.   
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Buffer – Industrial 
This classification allows for industrial uses with less significant external impacts.  These areas 
necessitate serious considerations with regard to buffering from less intense adjoining land uses.   


Buffer – Residential/Commercial 
This classification typically allows for higher intensity residential uses and low impact 
commercial uses.  These areas also necessitate serious considerations with regard to buffering the 
surrounding land uses. 


Floodplain 
This classification is an overlay for other Future Land Use classifications.  This designates areas 
that are subject to flooding during 100-year and 500-year floods.  New development within the 
100-year floodplain is discouraged and is governed by the Zoning Code. 


Conservation - Limited Development 
This classification does not appear on the Future Land Use Map but includes areas with steep 
slopes (over 25%).  A map denoting these areas is included in the appendix for reference and is 
utilized during the development review process. 


The following table depicts the percentage of total land area for each classification for the Future 
Land Use Map. 


Future Land Use Classification Percent of Total Area 


Residential 69.6% 


Commercial 12.3% 


Active and Passive Recreational Areas 2.9% 


Mixed Use 1.5% 


Industrial 4.4% 


Buffer – Industrial 6.3% 


Buffer – Residential/Commercial 3.0% 


Total Area in all Future Land Use Classifications 100.0% 
Source: Town of Christiansburg
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Map prepared by Town of Christiansburg Engineering
and Planning Departments. May 10, 2013.
T:\GIS\Planning\CompPlanMaps\2013Update\Land Use\FutureLandUse.mxd ±0 0.5 1 1.5
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Map prepared by Town of Christiansburg Engineering
and Planning Departments. May 10, 2013.
T:\GIS\Planning\CompPlanMaps\2013Update\Land Use\ConservationLimitedDevelopment.mxd
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Planning/Zoning - Rates/Fees as of 04/01/13: 
 
Fee schedule for Rezoning: 
Properties of less than 5 acres – $500.00 
Properties of 5 – 20 acres – $750.00 
Properties greater than 20 acres – $1,000.00 
Plus an additional $6.00 per letter for requests with 50 or more adjoining owners. 
 
Conditional Use Permit: 
Properties of less than 5 acres – $500.00 
Properties of 5 – 20 acres – $750.00 
Properties greater than 20 acres – $1,000.00 
Plus an additional $6.00 per letter for requests with 50 or more adjoining owners. 
 
Code Amendment fee:  $500 
 
Major Home Occupation: 
Properties of less than 5 acres – $500.00 
Properties of 5 – 20 acres – $750.00 
Properties greater than 20 acres – $1,000.00 
Plus an additional $6.00 per letter for requests with 50 or more adjoining owners. 
 
 


 








Proposed Planning/Zoning Rates/Fees: 
 
Fee schedule for Rezoning: 
Properties of less than 5 acres – $750.00 
Properties of 5 – 20 acres – $1,000.00 
Properties greater than 20 acres – $1,250.00 
Plus an additional $6.00 per letter for requests with 25 or more adjoining owners. 
 
Conditional Use Permit: 
Properties of less than 5 acres – $750.00 
Properties of 5 – 20 acres – $1,000.00 
Properties greater than 20 acres – $1,250.00 
Plus an additional $6.00 per letter for requests with 25 or more adjoining owners. 
 
Code Amendment fee:  $500 
 
Major Home Occupation: 
Properties of less than 5 acres – $750.00 
Properties of 5 – 20 acres – $1,000.00 
Properties greater than 20 acres – $1,250.00 
Plus an additional $6.00 per letter for requests with 25 or more adjoining owners. 
 
 


 








 


 


Resolution of the 
Town of Christiansburg 
Planning Commission 


 
Conditional Use Permit Application 


 
 WHEREAS the Christiansburg Planning Commission, acting upon a request by the Christiansburg 
Town Council to study a request made by David L. Reno (acting as agent for property owner Shan 
Carroll) for a towing service at 820 Park Street, N.E. (tax parcels 498 – ((6)) – 1-3) in the I-2 General 
Industrial District, has found following a duly advertised Joint Public Hearing with Council that the public 
necessity, convenience, general welfare and good zoning practices (permit / do not permit) the issuance of 
a Conditional Use Permit (CUP) to David L. Reno (acting as agent for property owner Shan Carroll) for a 
towing service at 820 Park Street, N.E. (tax parcels 498 – ((6)) – 1-3) in the I-2 General Industrial 
District. 
 THEREFORE be it resolved that the Christiansburg Planning Commission (recommends / does not 
recommend) that the Christiansburg Town Council approve the Conditional Use Permit with the following 
conditions: 
 


1. The property is to be maintained in a clean, sanitary, and sightly manner. 
2. This permit is for a towing service, not a commercial garage or body shop or for conducting 


bodywork. 
3. All parts, including faulty parts, tires, etc. are to be kept inside the garage or a fully enclosed 


building (including a roof) until disposal. 
4. All waste petroleum products and/or chemicals are to be disposed of properly and are not to 


accumulate upon the premises.  Provisions are to be made for the capture of leaking petroleum 
products and/or chemicals. 


5. There will be no storage of vehicles upon the premises except for vehicles left for temporary storage. 
 All vehicles are to be kept on-premises and not within any public right-of-way or adjacent property. 
 Any towed vehicles are to remain on-premises no longer than six months. 


6. Mechanical work is not to be performed on-site. 
7. There are to be no loud offensive noises so as to constitute a nuisance to the residential properties in 


the vicinity. 
8. There are to be no discernible noises to residential properties in the nearby vicinity between 7:00 


p.m. and 7:00 a.m. 
9. This permit shall be revocable for violations of Chapter 3 “Advertising” of the Christiansburg Town 


Code occurring on the property. 
10. All towed vehicles are to be screened from adjoining properties and rights-of-way. 
11. This permit shall be subject to administrative review on an annual basis. 
12. This permit shall be valid for David Reno, the present applicant only and is non-transferrable. 


 
 
Dated this the ______ day of __________ 2013. 
 
       __________________________________ 
       Craig Moore, Chairperson 
       Christiansburg Planning Commission 
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The above Resolution was adopted on motion by_________ seconded by __________ at a meeting of the 
Planning Commission following the posting of a public hearing notice upon the property and a duly 
advertised Joint Public Hearing on the above request on April 22, 2013.  Upon a call for an aye and nay vote 
on the foregoing resolution, the Commission members present throughout all deliberations on the foregoing 
and voting or abstaining, stood as indicated opposite their names as follows: 
 


  
 MEMBERS AYES NAYS ABSTAIN ABSENT 
 


 Matthew J. Beasley   


 Ann H. Carter              
  


 Harry Collins     
 


 M. H. Dorsett, AICP   


 


 David Franusich 
 


 Jonathan Hedrick 
 


 Steve Huppert     
 


 Craig Moore, Chairperson     
 


 Ashley Parsons     
 


 Joe Powers, Vice-Chairperson   
 


 Jennifer D. Sowers   
 
 
____________________________ ______________________________ 
Craig Moore, Chairperson                Nichole Hair, Secretary Non-voting 
 





