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SUMMARY REPORT - COMPREHENSIVE PLAN

Preface

The Comprehensive Plan for Roanoke County, Virginia was prepared
in 1974, with planning policies being adopted on September 20,
1974, On December 18, 1974 the following planning documents were
adopted by the Roanocke County Board of Supervisors:

* long Range Land Use Guide Plan
* Community Pacilities Plan

¢ Major Thoroughfare Plan

On January 1, 1976 substantial territories of Roanoke County

were annexed to Roanoke City as a result of a special annexation
court order in 1975. This required a number of adjustments on
the part of the County. It seemed likely that considerable
revision to the Compreheunsive Plan -might also be needed. However,
after careful review and analysis of the adopted Plans it was
concluded that, basically, the annexation did not upset the
balance envisioned in the Plans. Only minor modifications were
necessary and these were incorporated into the Plans by amendment

on September 28, 1976.

At this time the Roanoke County Board of Supervisors also

adopted an Interim Land Use Plan which is included in this report,

This summary report contains those basic planning documents of
the Comprehensive Plan, mentioned above, as adopted and amended

to date by the Roanoke County Board of Supervisors.
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LONG RANGE LAND USE GUIDE PLAN

Introduction

This Plan is intended to provide the official policies for the
physical development of Roanoke County and its environs. The
policies which are esxpressed graphically on the official Land

Use Guide Plan Map ~ Year 2000 and in writteu form embrace two
sectors of public policy. These include (1) general policies

for guiding and coordinating the development and use of privately-
owned lands, bulldings, and facilities, and establishing the
nature and extent of public interest therein, and (2) policies

for providing public facilities and services,

Policies for guiding and coordinating the development and use of
privately-owned property for residential, commercial, industrial,
and institutional uses, and for agriculture are limited in scope
and application to those areas of concern which the Board of
Supervisors has determined to be of significant public interest.
The purpose of this portion of the Long Range Land Use Guide Plan
is to provide coordination and direction of private development

and protect public interests, but in a manner that will not stifle
individual inditiative and creativity. Therefore, the most flexible,
general, and minimum directiveness possible to accomplish this
purpose is employed. General policies for private development are
graphically presented on the Land Use Guide Plan Map - Year 2000
and are explained further in the written material of the Long Range

Land Use Guide Plan.

Tﬁe policies for providing public facilities are also set forth on
the Land Use Guide Plan Map - Year 2000 and explained further in the
written material of the Long Range Land Use Guide Plan. These
elements cover transportation facilities, including major streets

and highways, areas and facilities for public esducation, recreation,



and open space and civic buidldings. These public facilities
pelicies are expressed in two ways. For those public facilities
that ars to serve primarily the whole community, including

major streets and highways, community recreation facilities, and
civic buildings, the location, extent, and functional relation-
ships are delineated on the Land Use Guide Plan Map - Yesar 2000
and are further explained in written material of the Comprehensive
Plan Document. Those public facilities which are located or
designed to serve a limited group or area in the community, in-
cluding neighborhood parks and playgrounds, sub-neighborhood
playgrounds and elementary school sites, are expressed as policies
in the Long Range Land Use Guide Plan through use of map symbols

and area and location standards.

It is dntenided that these general policies be implemented through
the effective use and administration of Subdivision Regulations,
Comprehensive Zoning Ordinance, Major Streets and Highwayvs Plan,
and related setback regulations, Building Code, Housing Code,
Capital Improvements Program for acquiring and developing community
facilities, and other related plans and regulations. These
ordinances and regulations establish the detailed standards and

principles necessary to effect the policies set forth therein.

Written Policies

The written physical development planning policies of Roanoke
County were adopted by the Board of Supervisors on September 20,

1974 as a part of the Comprehensive Plan.

The Land Use Guide Plan Map - Year 2000

The plans for the use of land, for trangportation facilities, and

Tor community facilities are set forth in the Land Use Guide Plan




Map - Year 2000. All of the written material contained in the
Comprehensive Plan Document shall be considered as further ex-
plaining and defining the material set forth herein. The follow-
ing statements are intended to facilitate the interpretation of

the Land Use Guilde Plan Map - Yesar 2000.

Residential - Residential areas have been designated so as to

distinguish new neighborhood units which have a set of distinctive
characteristics and gqualities as set forth in the adopted policies.
No distinction has been made with regard to housing types or
densities (with the exception of an overall average residential
density of 4 new dwelling units per gross acre as set forth in the
adopted policies). It is expected that this general density policy
will be further refined in more detailed planning studies and im-
plemented through application of the development standards of the
Roanoke County Zoning Ordinance which will permit the establishment

L4

of a more limited density range.

Commercial - Commercial areas have been designated on the Land Use

Guide Plan Map - Year 2000 in two different ways. Existing and
proposed general commercial and shopping centers are delineated
using color codes to define the general location and size of
development, wherever land planning and development of the area
permits precise defimition of boundaries. Symbols are used to
denote the general location of planned shopping centers. Shopping
center symbols are positioned in one or more quadrants of the
intersection of arterial streets. It is intended to authorize one
or more shopping centers contiguous to the arterial street and
within 1200 feet of the center of the symbol and only within the
intersection quadrant or gquadrants in which the symbol is located,
Shopping center symbols also are indicated at other approppiate
locations and are intended to be located within 600 feet of the

center of the symbol and designed as a integral part of the Land



Use Plan for the area.

Office and Institutional - These areas are essentially intended

to provide for privately owned endeavors providing services to the
general public (e.g. churches, colleges, private schools, nursing
homes) as well as areas devoted to any type of private office use.
In some cases they are shown as somewhat precise arsas but in

mogt cases are indications of area groupings of such uses. The
symbols are mors accurate for defining the central portions of such
areas but cannot be used to precisely define the outer boundaries.

These should be subject to further consideration.

Some areas are indicated to encourage an office-~commercial mixture
of uses. While such a mixture may often be considered appropriate
in many commercial areas, it is intended that special efforts be

made to achieve mixtures where specifically indicated,

Industrial - The boundaries of industrial areas have been delineated
on the Land Use Guide Plan Map - Year 2000, No distinction among

industrial areas as to densities or types has been suggested at

this stage. Most careful consideration must be given to working
out an appropriate circulation pattern before any industrial

development should be authorized north of Peters Creek Road.

The Plan indicates more than twice as much industrial land as could
reasonable be expected to be needed during the next twenty-five years.
It is important, however, to identify those lands which exhibit the
greatest potential for long range industrial uses while at the same
time being compatible with the total development pattern. These are
identified as industrial reserve areas, Depending upon terrain and
design considerations it is possible to interpret the plan as in-
dicating the need for buffer areas between industrial and other

land uses as appropriate.




It is recommended that County public policy assign priocrity to
industrial development in the Plantation Road tracts., It is most
economical to provide public services to these tracts and the
necessary transportation facilities already exist to serve them,.

It d1s dmportant that priorities be assigned to concentrate indus-
trial investments in selected areas initially. The remaining
industrial areas should be developed gradually im phases. This
will ensure gquality developments and afford greatest protection for

the public investments incurred in supporting industrial development.

There 1s frequently a tendency to zone all railroad frontage for
industry in the hopes that a large number of desirable industrial
plants will be attracted. Mere acreage of industrially moned land
does not attract, and it sometimes has a tendency to encourage a
scattered development of tiny industrial establishments which in-
flate the price of the land and drive the larger industries else-
where., Furthermore, it usuaily has the effect of discouraging other
types of development on nearby property. The types of idndustries
most likely to come to Roancke County do not usually need railroad
facilities, For these reasons, and because much of the railway is
located within flood plains, only one large industrial tract in the

Hollins Road area of the County has been indicated along the raillrcad.

Public Community Facilities - These are areas which would be publicly

owned or controlled and upon which are operated certain services
intended to be utilized by the public, These include fire stations,
schools, public buildings, libraries, etc., but exclude parklands.

These are further clarified in the Community Facilities Plan.

The location and area for public community facilities have been
designated on the Land Use Guide Plan Map - Year 2000 in two different
ways., Symbols are used to indicate the approximate location of some
public community facilities. The exact location and design of sach
site designated by symbol should be planned as an integral part of

the design of esach neighborhood, in accordance with the area and




location standards adopted by the Board of Supervisors on September
20, 1974, Symbols and standards have been employed to permit
flexibility of design of each neighborhood unit.

In those cases where gite characteristics permit, more exact

delineations are employed.

Parks and Open Space - Areas for parks and open spaces, as in-

dicated by the Roanoke County planning policies of September 20,
1974, are delineated where appropriate to the scale of this Compre-
hensive Plan. Smaller, neighborhood-type facilities are shown as
symbols intended to achieve maximum design flexibility (in accord
with area and location standards previously adopted by the Board

of Supervisors) at the time when each neighborhood is developed.

A most notable feature of this category is that all flood plains
have besn Eesignated as park and open space. This is necessary to
be consistent with the current provisions of the Rcoanocke County
Zoning Ordinance. Further, it is an expression of the County's
intention to develop a positive program for the implementation of
this park network as opportunities occur at appropriate times. Tt
is recommended that the County's park acquisition program proceed
vigorously toward the goal of achisesving a network of facilities
interconnected by the flood plains. These paths could be suitable
for hiking trails, bilkeways, bridle paths, etc. In this manner,

the flood plains take on a postive character in the Plan,

Agriculture, Conservation, and Rural Residential -~ This broad land

use category includes all these portions of Roancke County not
intended to be urbanized by the Year 2000, VWhile it is recognized

that some scattered rural communities are located within these areas,

it is recommended that their existing characters be carefully main-
tained as special assets of Roanoke County. Urbanization should

not be allowsd to encroach in these areas of Roancke County. There-
fore, development codes and ordinances should apply unigue standards
to these areas in contrast to those which are applicable to the

urbanizing portions of Roanoke County,

_.7.'...H
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COMMUNITY PACILITIES PLAN

Public facilities provided by the community perform extremely
important and useful services for the residents of any area.
Superior community facilities in the form of schools, developed
recreation, fire and police protection and public libraries will
result in a superior living environment and greater community

identificatiorn.

The Community PFacilities Plan consists of the Community Facilities
Improvements: 1975-2000 Map and the written policies for community
facilities adopted by the Board of Supervisors on September 20,
1974, This statement is to provide further elaboration and

clarification as well as to assist with the interpretation of the

Map.

Education Facilities

The school system is probably the most important and controversial
facility provided by public agencies. Roanoke County is presently
experiencing considerable population growth., As was pointed out in
the dinventory and analysis, a fast growing segment of the population
is the pre-school and school aged children. It is important that
the school demands be projected and that adequate preparation be
made Ffor the construction and staffing of the required number of
educaticonal facilities. The school sites should be selected in
advance of actual need in order to insure that the ideal locations
can be utilized. The selection should be based on planned pop-
ulation distribution, as a poorly located school site may result

in high encugh pupil transportation cost to edqual the cost of

construction of an additional building.

The Community Facilities Plan contains provision for mime new

elementary, two junior high, and oune high schools., These educational

410-



facilities have been ideally spaced throughout the County on the
basis of future population densities and proposed circulation as

ig possible in view of the existing economic and land use patteruns.

It is intended that all new schools will be designed as "Community
Schools" to accommodate a wide wvariety of community activities.
Some of those activities which might be appropriate are the follow-

ing:

Adult Education

Big Brother - Big Sister Programs

Community Forums

Community Health Services (Well Baby Clinics, Immunization
Programs, etc.)

Community Service Programs

Day Care Facilities

4-H Club Activities

Library Services

Meetings of Community Organizations

Pre-School Programs

Recreation (Family, Adult, and Young People}

Scouting Programs

Social Services

Student Enrichment Programs

Vocational Training

Parks and Recreation Facilities

Parks and developed rsecreational areas are among the most important
facilities serving any community. The population density proposed
in the development plan for Roanoke County is such that the respon-

sibhility for the provision of adegquate public open space may no

-~11-



longer be ignored. Although a great deal of land in the County
may be categorized as vacant, it is not generally open to the
public and is not developed for active recreation; therefore, it

is necessary that park areas be provided for the use of the citizens.

Although it is difficult to express the valus of such services in
economic terms, it cannot be denied that recreational areas cou-
tribute to the health and welfare of the residents they servse.

Well equipped playvgrounds provide areas in which the small children
of the community may play safely, and may procove an important factor
in their development into good citizens. Neighborhood parks make
fields available for organized activities such as baseball, foot-
ball, soccer, etc., that teach teamwork and sportsmanship. Picnic
facilities, camping areas, bridle trails, and boating are just a
few of the activities provided by the community parks for the use
of the entire family. The end result of the availability of such
facilities is to raise the environmental standards of the community

and to make it a more desirable place in which to live.

The facilities presently available to the residents of Roanoke
County are inadequate to satisfy the sharply rising demand. If the
County is to provide sufficient recreational areas, steps toward
preliminary site acquisition must begin immediately, before rising

land values place a prohibitive cost on the most desirable locations.

By considering the recreational standards set forth in the inventory
and anaysis and the adepted physical development policies, it is
recommended that the facilities shown on the Community Facilities
Improvements Map be provided for the use of the residents of Roanoke
County. Rather than one large park containing many facilities, the
proposal includes a large variety of smaller recreational areas in
order to make the facilities more accessible and convenient to the

public.

-12-



Many of the proposed park areas are located on land containing
critical slopes; these areas are not well suited to support
intensive development, therefore, making them ideal sites for
recreational facilities. All flood plains are recommended for
parkland and these would bhe used to achieve an interconnected
network of facilities. These proposals are only a rough sketch;

actual development of facilities deserve more detailed study.

FPire Protection

The existing fire protection services are cperated om a voluntser
basis, Although this system may be adequate to serve low density
development, it will become wnecessary for the system to be ex-
panded in order to provide sufficient service for the future
population., To insure that the existing population receives

the mnecesgsary fire protection in the immediate future, it is
recommended that several full time employees be hired; this will
result in better maintenance of equipment and faster, more

efficient protection servicse,

As the population increases to the level projected by the plan,
the County will be forced to operate the system onm a full time
basis to madntadn high standards of service, It is obvious that
at least one new fire station will be needed to meet those
standards adopted by the Board of Supervisors on September 20,
1974, That station is proposed to be located on U. S. 460 East.
It is further recommended that a fire protection plan for the
County be prepared subsequent to adoption of this plan., This.
would afford the opportunity to identify those needs which are

not obvious as well as the preparation of an implementation strategy.

-13=
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MAJOR THOROUGHFARE PLAN

Purpose

This plan for major thoroughfares is intended to promote the
orderly development and use of land within the existing and future
urban area; to eliminate exidsting traffic congestion and facil-
tate the rapid, safe, and efficient movement of pecople and
commodities; to make provision for anticipated future trans-
portation purposes that will effect maximum economy balanced with
optimum convenience and utility for the citizens of the County;

to create a system of transportation which clearly reflects the
social objectives of the County, as evidenced in land use patterns,
by providing a full range of transportation facilities for use by
pedestrian, cyclist, and auto traffic, with due attention to
aesthetic, recreational, and utilitarian needs; and finally, to
provide a local system that is fully integrated with the metro-

politan, state, and natiomal transportation systems.

Title, Elements, and Relationship to the Comprehensive General Plan

This Major Thoroughfare Plan shall be designated as an element

of The Traunsportation Plan which in turn shall be an element of
the Comprehensive General Plan for Roanoke County. The Trans-
portation Planm shall consist of this Major Thoroughfare Plan, the
Plan for Pedestrian Ways, the Plan for Mass Transportation, and

the Plan for Cycle and Bridle Paths.

Definitions and Functional Classification

Por the purpose of function, the streets and roads of Roanoke

County shall be classified and defined as follows:

Freeway: A divided multi-lane arterial street designed for rapid

unimpeded movement of large volumes of traffic with full control

-




of access and grade separations at intersections.

Primary Arterial: A multi-lane arterial street designed

primarily for traffic movement and secondarily for providing

access to abutting properties, and with a minimum number of at-

grade intersections,

Secondary Arterial: A multi-lane facility for traffic movement

and for giving access to abutting property which provides connec-
tions between the local and collector streets and the Primary
Arterials and Freeways, and which provides for movement of re-

latively large volumes of traffic for short distances within the

community.

Collector: A street located within a nieghborhood or other
integrated use area which collects and distributes traffic from
local streets and connects with arterial streets or conmunity or
nieghborhood facilities, with intersections at grade and with the
functions of low-speed traffic movement and access equally im-

portant in the design of the facility.

Local Street: A street which collects and distributes traffic

between parcels of land and collector or arterial streets, with

the principal purpose to provide access to abutting property.

Purpose of the Street System

Streets in Roanoke County have the purpose of providing for the
movement and parking of vehicles and providing land service
(giving access to adjacent properties); however it is intended
that each facility serve only those purposes for which it is
functionally designed. Freeways are designed to serve ounly for

traffic movement. Primary arterials shall be designed principally

-



for traffic movement, and the land service function, including

the design of ingress and egress structures, shall be consistent
with this primary purpose. Secondary arterials shall be designed
both for traffic movement and for land service, but all ingress
and egress structures and adjacent land uses shall be designed

so that movement will not be significantly impeded. Collector
streets shall be for traffic movement, for land service and for
the parking of vehicles; however, the design of the facility
should provide that the parking of vehicles will not interfere
with the movement and land service functions. Local streets shall
provide equally for land service, parking, and low-spesd traffic
movement. It is intewnded that the design of the total street
system reflect these purposes, in the horizontal and wvertical
alignmaent, cross sectional elements, intersection design, materials

for construction, and design of ingress and egress structures.

As specified in the adopted Roanocke County planning policies,
there shall be a minimum spacing of 1200 feet between access
points on primary arterials, and a minimum spacing of 600 feet

between access points on secondary arterials.

Major Thoroughfares Defined

Major Thoroughfares in Ronaoke County shall be all freeways and
primary and secondary arterial streets so designated on the Major
Thoroughfare Plan Map of Roanoke County. This map and all the
explanatory material thereon, and herein contained, as well as
the pertinent policies adopted by the Roanoke County Board of
Supervisors on September 20, 1974, is hereby made a part of this

Plan.

Minor streets shall be all collector streets, local roads, and

streets not otherwise designated as Major Thoroughfares in Roanoke

-18-




County.

Resonsgibilities for Right-of-Way Dedications

Cost Allocation Policies: It is the policy of Roanoke County

that the cost of right-of-way and construction of facilities to
serve and beneflt individual land parcels, neighborhoods, and
integrated use areas, shall be borne by the properties and areas
benefitted, with costs allocated in proportion to the benefits
received; and where the improvements primarily benefit larger
areas, or the community as a whole, such costs shall be so
allocated; and where benefits accrue both to the community and to
smaller units it is intended that costs shall be proportionally
allocated in accordance with the benefits respectively received.
This policy is intended to be implemented through enforcemsnt of
applicable state laws relating to cost apportionment and through

the policies herein established.

Abutting Properties to be Governed Hereby: All property abutting

major or minor stresets in Roanoke County shall comply with the
provisions contained in this Major Thoroughfare Plan, and no
subdivision of land including lot splits, or change of use of
land or buildings shall be permitted until the terms hereof have

been complied with except as provided herein.

Right-of-Way Dedication Required: The minimum right-of-way for

which the developer is responsible is set forth below. Whensver
the arterial street lies wholly within the proposed subdivision
the total width of the right-of-way shall be dedicated; and
whenever the arterial streset is located adjacent to the outer
edge of the subdivision, one-half of the right-of-way shall be
dedicated if 4t is determined by the Planning Commission that it

is equitable and feasible from an engineering design standpoint

-19-




for the other half of the right-of-way to be dedicated from
adjacent property.

Freeway none (public responsible)
Primary arterial 120 fest
Secondary arterial 100 feet

Setback Requirements

Setback Lines Established: No building or structure shall

be located within the setback lines herein established, except

as otherwise designated in these regulations. Setback lines are
hereby established parallel to and on both sides of the right-of-
way of all major streets in accordance with the following schedule,

except as otherwise designated in this section.

Freeway: On all freeways setback lines are hereby established
parallel to and distant one hundred seventy-five feet (175)
from the center line of the easement, but not less than twenty-

five feet (25) from the outside edge of the right-of-way.

Primary Arterials: On all primary arterials, setback lines

are hereby established parallel to and distant eight-five
feet (85) from the center line thereof, but not less than
twenty-five (25) from the outside edge of the right-of-way.

Secondary Arterials: On all secondary arterials, .setback lipes

are hereby established parallel to and distant seventy-five feet
(75) from the center line thereof, but not less than twenty-
five feet (25) from the outside edge of the right-of-way.

Generdl Exceptions to Setback Lines: No building or structure

shall be erected or located within the setback lines hersein

-20-



established, except as follows:

Advertising sfructures may be lcocated within the setback
lines herein established; provided, however; that no sign

or portion thereof shall be located on or extend into the
street right-of-way, and further provided that such
structures and signs shall be located so as not to interfere
with traffic sight distances subject to the determination of

the building inspector,

Service station gasocoline pumps including open canopies and
roofs covering said pumps and islands may be located within
the setback lines herein established for primary and secondary
thoroughfares but shall not be located closer than twenty-five

feet (25) to the right-of-way line.

If fifty percent (50%) or more of the building sites between
street intergections on one side of a major street or highway
are improved with buildings, all of which have observed an
average setback line greater than herein established, and no
building varies more than five feet (5) from this average
setback line, then nco building shall be erected closer to this .
right-of-way line than the minimum setback so established by

existing buildings.

Structures and facilities required for ingress and segress to
private property may be located within the setback line herein
established subject to the conditions and limitations contailned

herein.

Specific Exceptions to Setback Lines on Certain Designated

Major Streets

Because certain streets, which have been designated as major stresets,

are located in areas where properties adjacent to the right-of-way

_27 -




are partially or fully developed with buildings and the pattern
of land use is largely determined, the regulations, as set forth

in this section could not reasonably be applied.

Major New Facilities

1. Proposed U, S. 220 Bypass: A new major facility of limited
access is proposed traversing the eastern portions of the
County. It would connect with existing State Route 604 at
its intersection with U. S. 460 and would join with existing
U, 5. 220 at Back Creek in the south portion of the County.

It is recommended that this be designed as a U, 8. 220 Bypass
and that Route 604, currently programmed for four-laning be

also so designated to Interstate 81 in Botetourt County. This
facility would serve three basic purposes. First, it would
allow through traffic on 220 to avoid travelling through

hegvily built-up areas. Secondly, it would make certain
degirable arsas of the County accessible for urbanizing develop-
ment. And thirdly, it would relieve abuses of the Blue Ridge

Parkway and reserve that facility for its intended purpoese. .

2. Hershberger Road Extension: It is recommended that Hershberger
Road be extended in a generally southeastern manner as a
primary arterial to cross U, S. 460 and intersect with the
proposed 220 Bypass. This would obviate the need for the

Tenth Street Extension currently in the Regiomnal Plan,.

3. Alternate 419 Extension: It is recommended that Virginia 419
be extended in an easterly direction to cross U. S. 220 and be
further routed as shown on the Major Thoroughfare Map to
Join with the proposed 220 Bypass. The main purposes of this
proposal would be to separate through traffic from service

traffic in the Tanglewood area and to facilitate movements
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.between the existing and future developments of Southwsst

County with the new Mount Pleasant Community as proposed.

Peters Creek Extension - Inner Loop: The previously proposed
Peters Creek Extension should be regarded as a high priority
project, It 1s recommended that rather than terminate at
existing 419 and Ogden Road, this facility should terminate
at the new alternate east-west extension of 419, The result
will be circumferential of primary arterials as shown. Most

of this would be entirely new highways.

U. S. 221 Bypass - Westerm Loop: It is recommended that Buck
Mountain Road be improved and extended along the western
periphery of the urbanized portion of the County to join with
the South Salem Circumferential. One function of this highway
would be to permit a U, S. 221 Bypass of the heavily urbanized

areas by connecting with the new 220 Bypass.

Dixie Caverns Connector: This would be an alternate route
connecting the new growth community with the South Salem
Circumferential. This is a particularly useful facility since
more than 10,000 people are projected to reside on the south

side of Route 460.
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INTERIM LAND USE PLAN

Introduction

The Interim Land Use FPlan for Roanoke County, consisting of the
Interim Land Use Plan Maps and these narrative statements, is

provided to supplement the Land Use Guide Plan: Year Z000.

This interim plan is a part of the Comprehensive Plan for Roanoke
County and to be fully understood must be considered in conjunction
with those other interrelated planning elements adopted by the
Board of Supervisors on September 20, 1974 and on December 18, 1974,

as amended to date.
Purpose

The Interim Land Use Plan is the official statement of policies

and pregrams, in written and graphic form, for providing specific
guidance and direction of the physical development of the urbaniz-
ing areas of the County during the next five to eight years, in
accordance with the Long Range Land Use Guide Plan. It is intended
to provide greater information to facilitate more careful delibera-
tion and consistent decision making on the part of the Planning
Commission and the Board of Supervisors. The Interim Land Use Flan
will also provide useful indications of public reactions which

might be expected to private development proposals.
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Nature

The Interim Land Use Plan is intendsed to be a positive statement
indicating that pattern of short term future land uses which

would minimize costs of providing needed public services while at
the game time achieving the greatest economy, comfort, convenience,
safety, health, and general well being, and the preservation and

enhancement of property values.

This Interim Land Use Plan is not a statement of negatives, The
fact that a particular area which was not in development at the
time of plan preparation has not been suggested for development
during the five to eight year period does not mean that development
should not take place thereon during the next several years. In
fact, ne statemenf has been made for such areas. Rather, the Plan
indicates all of the new land uses which are reasonably projected
to be needed during the next five to eight years in that pattern
which would most likely achieve the above stated objectives.
Therefore, the Interim Land Use Plan is intended te¢ be an official
expression by the Roanocke County public of the manner in which it
would like to see future development occcur. Utilized as intended,
the Plan should wnot be restrictive of development but rather should
guide, euncourage, and enhance the market forces to adequately

serve the needs of all Roanoke Countians. It should, however,
discourage haphazard or wasteful development which will result in

higher tax burdens for services,

The Interim Land Use Plan denotes sufficient new land devebpment
to accommodate five to eight years of projected growth., It is
suggested that Roanoke County coutinuocusly monitor development
taking place (especially utilizing building permit and occupancy
certification data) and that sufficient areas be indicated as
amendments to the Interim Land Use Plan each year so that it

always reflects five to eight years future growth. This could
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be done effectively during the annual plan review process as
established by Roaunoke County in its adopted physical develop-

ment gocals and policies.

Allocation of Land Uses

Current County policy encourages a more complete development
within presently urbanizing areas, filling in wherever appro-
priate. Sufficient lands are available within such areas to
accommeodate anticipated development needs during the next
sight years. For purposses of scale and ease of analysis and
presentation, the Interim Land Uses are displayed on three
separate maps covering the North, South, and East portions of

.the County.
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Land Use Determinants

Consistency with the Long Range Plan

The Interim Land Use Plan represents the earliest phase of-
the growth and development portrayed in the Long Range Plan. Thus
all proposals in the Interim Land Use Plan are in accord with the
Land Use Guide Plan: Year 200C map as well as the narrative

planning policies which have been adopted by Roanoke County.

Existing Zoning

The exlsting zoning pattern in Roanoke County reflects counsiderable
surpluses in most categories when contrasted to amticipated land
development needs. This was discussed in the inventory section.
Because the existing zoning pattern has not evolved based upon an
official set of long range policies which provide for consistency,
there are instances where such existing zoning does not servé adopted
public objectives. However, the proposals set forth in the

Interim Land Use Plan were related to existing zoning to the

maximun extent possible and desirable.

Land Availability

The availability of land in any particular area is a factor in its
degirability for additional development. Areas with more nearly
complete development at the present time have more constrained

opportunities for future land uszes.

Vicinity Land Use

The existing land uses within the vicinity of sach vacant tract
were analyzed to indicate new land use opportunities which would

be most harmonious. This factor is closely related to the avail-
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abillity of land as well as the existing zZoning.

Project Planning

Special attention was given to those instances where investments
have already been made in project planning for new development.
Three sources of information were available for this aspect: (1)
the consultant'!s first hand knowledge through its normal channels
as an on going consulting firm in Roanoke County; (2) development
site plans which have been approved by Roanoke County; and (3)
input from all sources was encouraged throughout the preparation

of this comprehensive glan.

Slope

Special attention was given to the physiography of the County in
order that land uses propousals reflect the major site characteristics

required for each usage.

Schools

According to data submitted by the Superintsendent of Schools,
Roanoke County elementary schools have been designed to accommodate
2,097 more students than were enroclled during the 1973-74 academic
vear. Even though considerable population growth is expected in
Roanoke County during the future, a changing age composition will
result in school enrollment not increasing at the same rate. Thus,
at the end of the interim period, it is anticipated that existing
elementary schools will still have about 1500 unused seats. As

was noted in the analysis of existing County schools, "very signif-
icant increases of economy and efficilency resulting in savings to
the taxpayers can be realized in the future if residential develop-
ment is guided through public policy" to be more closely coordinated
with school locations. One of the most prominent costs of the

public school system is tranmsportation. In Roanoke County, this
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amounted to 4,6 percent of total disburssments for the 1972-73
vear. In addition, during that same vear, Roanoke County re-

ported the value of its public school buses as being $637,743.

In view of the above, it is suggested that Roanoke County utilize
its developmental regulations and incentives to encourage resi-
dential development to take place in proximity to existing schools
which can readily accommodate the new students generated thereby.
The Interim Land Use Plan suggests a pattern which is reflective
of this; thus new residential growth is not recommended west of
Salem for the near future. While changes in State standards may
periodically affect the capacities of aschools, this factor should

remain a significant land use determinant.

Utilities

Presently Roanoke County does not possess a water and seswer system
which can service new growth. In fact, extensive new facilities
need to be constructed to serve the present activities. The bond
referenda approved oy the citizens of Roanoke County in 1974 set
the machinery in motion for the implementation of the nesded
improvements. Therefore, this Interim Land Use Plan suggests an

arrangement of growth in harmony with programmed extensions,.
Traffic

The design capacities of existing major highways were evaluated
with recent traffic wveolume counts. The Interim Land Use Plan
reflects efforts to minimize contributions to traffic congestion,.
It is further patterned to implement energy conservation policies

through discouraging unmanaged sprawl.
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Environmental Effects

The Interim Land Use Plan suggests a physical development pattern
designed to minimize disruption of existing natural ecological
relationships, particularly where environmental effects were
thought to be critical. Of course, all developments affect the
environment and each should be based upon careful design with a

recognition of such effects,

Proximity to Employment Centers

Principally for the dual purposes of fuel conservation and con-
venience, the residential areas were selscted in proximity to

major employment centers.

Noise Zone

The United States Department of Housing and Urban Development has
adopted certain standards and policies in recognition of the
deleterious effects of certain noise levels. These are set forth

in Departmental Circular 1390.2, Noise Abatement and Control:

Department Policy, Implementation Responsibilities, and Standards.

Contained in that circular is the statement that "HUD discourages

the construction of new dwelling units on sites which have, or are
projected to have, unacceptable noise exposures, by withholding

all forms of HUD's assistance for such dwelling units.'" Unacceptable
noise exposures are further defined as essentially those areas

having a composite noise rating (CNR) greater than 100. Such areas
as related to Roanoke Municipal Airport were delineated several

years ago by Talbert, Cox and Associates. These are shown on the

Interim Land Use Plan Map.

Some of the adverse conseguences, as noted by HUD, which might
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occur within this zZone are general hearing loss or damage, impaired
hearing for speech communication, speech interference, sleep
interference, nervousness and tension. As a land use consequence,
these effects could eventually lead to a high rate of ownership
transfers and an accompanying general decline in real estate values,
property neglect, delinquent taxes, and finally an area of gemneral

blight.

The following kinds of land uses have been found to be acceptable

within the delineated noise zone, but only mnear the edge in most cases.

-

Agriculture - all kinds

Public rights-of-~way

Natural recreation areas.

-

1. Transient lodging

2. Golf courses, riding stables, water recreation, cemeteries
3, Office buildings

4, Commercial - retail, movie theaters, restaurants

5. Commercial - wholesale, utilities

6. Manufacturing

v

8

9

The Long Range Land Use Guide Plan set forth recommendatious in
anticipation that by the year 2000, jet aircraft would no longer

be using Woodrum Field., It is hoped that those responsible for the
future of jet air traffic in Southwest Virginia will be so far-
sighted as to alleviate this blighting influence. However, in the
interim, it is strongly urged that Roanoke County utilize as
guidelines the noise level standards which guide HUD and encourage
residential development (and other uses as appropriate) to take
place outside the noise zones, Being essentially a positive state-
ment, the Interim Land Use Plan does not encourage new residential

development in the noise zones.

The extent, if any, to which property owners so adversely affected

may be eligible for compensation is unknown,
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Balance
To maximize diversity of choice, the Interim Land Use Plan suggests

a pattern which assigns new development to as many areas of the

County as is practical and in accordance with adopted planning policies.

Market Demand

Anticipated population growth and associated activities demands set

parameters which determine overall land use needs.

Major Recommendatiounus

Residential

Based upon population projections previcusly made by Balzer and
Associates and taking into account certain assumptions concerning
changing family sizes, the current housing stock, and a portion
of the new residences occurring in rural areas, it was projected
that a maximum of 7,000 new dwelling units would be needed to
accommodate all of the anticipated urban growth in Roanoke County.
during the next five to eight years.

After a determination of the 7,000 new dwelling units was made,
these were related to the average density of four units per acre
which is the County's planming policy. This results in a need

for 1750 additional acres of residential area.

No attempt was made to determine the housing type mix which could
or would or should be achieved. In fact, 1t was not within the
scope of this study to make any attempt to analyze or evaluate

apartments, townhouses, mobile homes, single family unattached

houges, etc.

The new residential land uses are categorized by three groupings.

Lower Intensity Residential (L,I.R.) are those areas suitable for
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accommodating less than three dwelling units per gross acre.
Medium Intensity Residential (M,I.R.) are those areas suitable
for accommodating between three and ten dwelling units per gross
acre. Areas designated as Higher Intensity Residential (H.I.R.)
are those suitable for accommodating more than ten dwelling units
per gross acre. A summary of the proportionate distribution of
the new residential uses is presented below. It dis important to

note that any housing type may occur in any category.

Category Acres Percent Dwelling Units Percent
L.I.R. 1,220 69.7 2,436 34.8
M.I.R. 318 18.2 2,016 28.8
H.I.R. 212 12.1 2,548 36.4

1,750 100.0 7,000 100.0
Commercial

New commercial land uses are recommended in the categories as
recognized in the Long Range Land Use Guide Plan. Between 160
and 200 acres of new commercial land development are expected to

be needed during the time frame of this Interim Plan.

North: The North County has an abundance of commercial land
use. In 1974 this area had 41.4 percent of all
commercial land use in Roanoke County. The 1974
survey found 265 acres of undeveloped land zZoned B-2.
Thirty-eight percent of the 185 acres of new commercial
land use is proposed for North County. These include
two new neighborhood shopping centers, the expansion of
Kroger Shopping Plaza to a Community Shepping Center, and
ten acres of general commercial which are for those
commercial activities not suited for inclusion in a

shopping center,

South: In 1974 this area had 30,5 percent of total commercial
land use in Roanoke County. Further, in mid 1974 there

were 284 acres of undeveloped land zoned B-2 in these



areas. A total of ninety acres -—-- nearly half of the
total -« is recommended for new commercial land use
in the Interim Land Use Plan. This is comprised of
three neighborhood shopping centers, ten acres for
highway service and tourist uses, and an additional

twenty acres for general commercial.

East: According to the 1974 survey, the East area had 9.3

percent of all commercial land uses in Roanoke County,
There were seventy-nine acreg of undeveloped lands
zoned B-2, Because only moderate new residential
development is proposed for the near future in the East
area, a more limited amount of commercial land develop-
ment is necessary and desirable. One new neighborhood
shopping center and five acres of highway and tourist

commercial use are recommended in this plan.

Industrial

The Long Range Land Use Guide Plan states "It is recommended

that County public policy assign priority to industrial

development in the Plantation Road tracts". It 1s projected

that between 7100 and 300 acres of land will be needed for new
industrial development in Roanoke County during the next five to
eight years. Dus to this projected demand, it was necessary to
select additional and alternmative areas after consideration of the
land use determinant factors outlined above. The recommended arsas

are shown on the Interim Land Use Plan Map.
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ROANOKE COUNTY

INTERIM LAND USE PLAN

ADOPTED BY ROAMOKE COUNTY BOARD
OF SUPERVISORS OM SEPTEMBER 28, 1978

PREPARED BY BALZER AMD ASROCIATES
CONSULTIMNG PLANNERS ROANOEKE, VA.

EXISTING PROPOSED

RESIDENTIAL
LOWER INTENSITY RESIDENTIAL
MEDIUM INTENSITY RESIDENTIAL

HIGHER INTENSITY RESIDENTIAL
OFFICE AND INSTITUTIONAL

COMMERCIAL

INDUSTRIAL

LIGHT INDUSTRIAL

HEAVY INDUSTRIAL

PUBLIC (COMMUNITY FACILITIES)
PARKS AND OPEN SPACE
FLOOD PLAIN LIMIT

AIRPORT NOISE ZONE

ROADS
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