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MONTGOMERY COUNTY PLANNING COMMISSION 
NOVEMBER 15, 2022 | 7:00 PM 

Montgomery County Government Center 
755 Roanoke Street, Christiansburg, VA 

 
 

 
I. CALL TO ORDER  

 
II. DETERMINATION OF A QUORUM 

 
III. APPROVAL OF AGENDA 
 

 

IV. PUBLIC HEARINGS 
 

a. SUP-2022-00620 - A request by Anilkumar Patel and Saurabh 
Shah (Agent: Spicer, Olin, and Associates) for a Special Use Permit (SUP) to 
allow a general store under 2,000 square feet within an existing structure on 
approximately 0.746 acres. The proposed use is defined as “general store or 
specialty shop, provided gross floor area is two thousand (2,000) square feet 
or less” under the Zoning Ordinance, which is permitted in the A-1 
Agricultural Zoning District only by a Special Use Permit.  The property is 
located at 5728 McCoy Road (State Route 652), at the intersection of McCoy 
Road and Big Vein Road.  The property is further identified as Tax Map 049-
4 1A (Parcel ID: 003149), 0.746 acres, zoned Agricultural (A-1) in the Prices 
Fork Magisterial District.  The property currently lies in an area designated 
as Rural in the Montgomery County 2025 Comprehensive Plan 

 
b. Agricultural & Forestal District Renewal 

 
Originally established in 1990, District 14 (Fishers View) is located on the 
southeastern edge of Montgomery County; in the vicinity of Fishers View 
Road (Route 609), off of Alleghany Spring Road (Route 637). Currently, AFD 
14 consists of two property owners and approximately 532 acres. The 
proposed new district would consist of one property owner and 
approximately 322.283 acres. One landowner is requesting a total of 
approximately 209.748 acres be removed from the district. 
 

V. PUBLIC ADDRESS  
 
VI. OLD BUSINESS 
 

VII. NEW BUSINESS 
 

a. Appointment of Nominating Committee for 2023 Planning Commission Officer 
Elections 
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VIII. LIAISON REPORTS 
 

• Board of Supervisors – Sara Bohn 
• Public Service Authority – Sara Bohn  
• Blacksburg Planning Commission  
• Christiansburg Planning Commission – Bryan Rice 
• Radford Planning Commission  
• Tourism Council – Bob Miller   
• Parks and Recreation – Adam Workman 
• Planning Director’s Report – Brea Hopkins 

 
IX. ADJOURNMENT 
 
UPCOMING MEETING DATES:  
  
 December 14, 2022  Meeting/Public Hearing    7:00 PM 
 December 21, 2022  Meeting/Public Hearing (canceled)    



 

 

  

 

MEMORANDUM 

TO: Planning Commission 

FROM: Brea Hopkins, Planning Director 

DATE: November 4, 2022   

RE: Staff Analysis (SUP-2022-00620) A request by Anilkumar Patel and Saurabh 
Shah (Agent: Spicer, Olin, and Associates) for a Special Use Permit (SUP) to 
allow a convenience store under 2,000 square feet within an existing structure on 
approximately 0.746 acres. The proposed use is defined as “general store or 
specialty shop, provided gross floor area is two thousand (2,000) square feet or 
less” under the Zoning Ordinance, which is permitted in the A-1 Agricultural 
Zoning District only by a Special Use Permit.  The property is located at 5728 
McCoy Road (State Route 652), at the intersection of McCoy Road and Big Vein 
Road.  The property is further identified as Tax Map 049-4 1A (Parcel ID: 003149), 
0.746 acres, zoned Agricultural (A-1) in the Prices Fork Magisterial District.  The 
property currently lies in an area designated as Rural in the Montgomery County 
2025 Comprehensive Plan. 

   
 
I. NATURE OF REQUEST & PARCEL LOCATION 

Anilkumar Patel and Saurabh Shah, has requested a special use permit (SUP) to allow the 
assembly a convenience store under 2,000 square feet within an existing structure on.  The 
proposed use is defined as “general store or specialty shop, provided gross floor area is 
two thousand (2,000) square feet or less” under the Zoning Ordinance, which is permitted 
in the Agricultural (A-1) Zoning District only by a Special Use Permit. 

The property is located at 5728 McCoy Road, at the intersection of McCoy Road (State 
Route 652) and Big Vein Road (private). The existing parcel is 0.746 acres with an existing 
masonry structure.   Adjacent parcels are all zoned Agricultural (A-1) with single-family 
residential uses.  

The property currently lies in an area designed as Rural in the 2025 Comprehensive Plan. 
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BACKGROUND AND APPLICATION DETAILS 

The structure was utilized as a convenience/general store from 1969-2002. During that 
time it was considered a legal non-conforming use and would be allowed to continue 
operations. Once a non-conforming use is discontinued for a period of two (2) years, the 
property can only be developed in conformance with the zoning ordinance, thus 
requiring a special use permit for the re-establishment of a convenience store.  

In 2010 a determination was made via Dari Jenkins, Zoning Administrator that a special 
use permit would be required to open a store on the property. The proposed store would 
utilize Big Vein Road which was previously on the Rural Addition list; however, was 
removed in 2009 due to property owners not willing to provide a sight distance easement.   
She noted that staff was aware of a sight distance issue and VDOT should be consulted 
regarding the ability to obtain a commercial entrance. No subsequent action took place. 

In 2017, new property owners agreed to provide sight distance and right of way to 
improve Big Vein Road so it could be taken over by VDOT. The Board of Supervisors 
added Big Vein Road back to the Rural Addition Priority List (Priority #12).  

In February 2022, a zoning complaint was received regarding the opening of a store on 
this property. Staff contacted the owners, who secured attorneys to represent their 
business. Since that time, they have been working with VDOT to verify a commercial 
entrance is obtainable and prepare the SUP application.  

II. IMPACTS 

The following sections detail any potential impacts that may result from the proposed 
construction.  

Transportation 

The applicant anticipates 50-60 trips per day associated with the business. These 
numbers are associated with employee traffic, customer traffic, and the occasional 
need for a delivery vehicle.   

VDOT has verified the applicant can achieve sight distance. A land use permit will be 
required for construction of the entrance.   

The existing parking area will be utilized for employee and customer parking. A site 
plan indicating the site meets the minimum parking requirements for the use set forth 
in the Zoning Ordinance will be required. 
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Infrastructure 

The site is served by existing well and septic, and the proposed use is not anticipated 
to create any increase in usage or output.   
 

Environment 

The property is not located in a FEMA designated flood zone.   

Noise, Safety, and Security 

Noise is not anticipated to be an issue. The applicant proposes LED lighting which 
will be downcast to avoid glare.  Security cameras are installed on site.  

V. COMPREHENSIVE PLAN 

The subject property is in an area designated “Rural” in the 2025 Comprehensive Plan. 

Rural 

The Comprehensive Plan defines Rural areas as areas not generally served by public 
utilities, where agricultural and rural residential uses are predominant and should be 
preserved and stabilized. These areas include low-density rural residential subdivisions 
and active agriculture on secondary agricultural soils. Agricultural uses in these areas are 
often fragmented and subject to encroaching rural residential development. 

The following policy statements found in the Comprehensive Plan should be considered 
during the review of this proposal: 

 
Planning and Land Use 

PLU 1.3.1 Rural Area Land Uses: The County may permit new non-agriculturally related 
institutional uses by special exception provided the use is compatible in scale and intensity with 
agricultural and rural residential uses and poses no threat to public health, safety and welfare. 

Economic Resources 

ECD 4.0 Attraction & Retention of Business and Industry: Attract new and retain existing 
businesses and industries that can best create viable job opportunities for all, expand the local 
tax base and maintain those qualities that make the County a highly desirable place to live and 
work. 
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VI. ANALYSIS 

The proposed use would provide a viable use for an existing vacant building within the 
County and will generate limited impacts on surrounding properties.  

The upgraded entrance will serve the property and the residents on Big Vein Road. This 
will benefit the future development of Big Vein Road into a public street once it rises to 
the top of the Rural Addition Priority List.  

Several members of the community have expressed support for the location of the 
business.  

A full site plan will be required; however, there is not any proposed grading other than 
that needed for intersection improvements. Additional landscaping may be required; 
however, given the existing site is already paved there will need to be some flexibility 
during that review.  

 

VII. STAFF RECOMMENDATION 

Staff recommends approval of the Special Use Permit to allow the with the following 
conditions: 

1. A basic site plan addressing zoning conformance with landscaping, parking, and 
other requirements shall be approved prior to issuance of any County permits. 

2. Any exterior lighting installed on the property shall be designed to prevent glare 
onto adjacent properties and comply with “Dark Sky Friendly” standards. 

3. A Land Use Permit shall be obtained from VDOT prior to issuance of County 
permits.  

At the time this report was issued, the Planning and GIS Services office has received 
several inquiries requesting additional information about the project and noting support 
for the general store to be located within the community.   

Additional support and/or concerns may be voiced as part of the public hearing process 
and will also need to be considered by the Commission prior to making a 
recommendation to the Board of Supervisors.  

Adjoining property owners were notified in accordance with Montgomery County Code 
Section 10-52(3) and the Code of Virginia. Consideration should be given to adjacent 
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property owners and/or other interested citizens attending the public hearing to express 
their views regarding this request.  

 
Enclosures:  Aerial Photo Map  
 Zoning Map 
 Application Materials  
 Citizen Correspondence 
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Additional Special Use Permit Requirements 
 

The applicant for special use permit shall provide a statement of justification to address the following items in the 
application materials to demonstrate what impact the proposed request will have on the County’s resources and how 
the request complies with Montgomery County’s comprehensive plan.  
Section 10-54(3)(g), Montgomery County Zoning Ordinance  
 
(g) Issues for Consideration. In considering a Special Use Permit application, the following factors shall be given 
reasonable consideration. The application shall address all the following in its statement of justification or Special Use 
Permit plat unless not applicable, in addition to any other standards imposed by this Ordinance:  
 

1. Whether the proposed Special Use Permit is consistent with the Comprehensive Plan (Addressed under “3. 
Comprehensive Plan Justification”). The proposed SUP is consistent with the Comprehensive Plan and located 
with the Rural Area Land Use.  In accordance with PLU 1.3.1(e), the use is compatible in scale and intensity 
with agricultural and rural residential uses and does not pose any threat to public health, safety, and welfare.   

2. Whether the proposed Special Use Permit will adequately provide for safety from fire hazards and have 
effective measures of fire control. The building is already constructed and operated in the same capacity from 
1969 until 2002. 

3. The level and impact of any noise emanating from the site, including that generated by the proposed use, in 
relation to the uses in the immediate area.  No significant noise would be generated from the use of the 
building.  Any minor increases in noise would originate from vehicular traffic and an air conditioning unit to 
service the building. 

4. The glare or light that may be generated by the proposed use in relation to uses in the immediate area. The 
parking lot uses LED lights that are downcast to light the parking lot but as to not to shine into the adjacent 
road. 

5. The proposed location, lighting and type of signs in relation to the proposed use, uses in the area, and the sign 
requirements of this Ordinance. Estimated signage will be approximately 6x6 and will be placed in the 
southeastern corner of the Lot facing McCoy Road. 

6. The compatibility of the proposed use with other existing or proposed uses in the neighborhood, and adjacent 
parcels. This Special Use Permit Application is consistent with uses permissible by special use permit.  A fire 
department is also located a few lots down on McCoy Road. 

7. The location and area footprint with dimensions (all drawn to scale), nature and height of existing or proposed 
buildings, structures, walls, and fences on the site and in the neighborhood. Please see the attached site plan. 

8. The nature and extent of existing or proposed landscaping, screening and buffering on the site and in the 
neighborhood. No additional landscaping is proposed. 

9. The timing and phasing of the proposed development and the duration of the proposed use. N/A as the 
building is already constructed and no new development is being proposed. 

10.  Whether the proposed Special Use Permit will result in the preservation or destruction, loss or damage of any 
topographic or physical, natural, scenic, archaeological or historic feature of significant importance. N/A as the 
building is already constructed and no new development is being proposed. 

11. Whether the proposed Special Use Permit at the specified location will contribute to or promote the welfare 
or convenience of the public. The proposed use would significantly promote community access to convenience 
items provided by the general store. 

12. The traffic expected to be generated by the proposed use, the adequacy of access roads and the vehicular and 
pedestrian circulation elements (on and off-site) of the proposed use, all in relation to the public's interest in 
pedestrian and vehicular safety and efficient traffic movement. The expected traffic is approximately 50-70 
vehicles per day which access the site. 

13. Whether, in the case of existing structures proposed to be converted to uses requiring a Special Use Permit, 
the structures meet all code requirements of Montgomery County.  We have spoken with Ms. Brea regarding 
the building.  We will limit the gross floor area of the building from 2,800 square feet to 2,000 square feet and 



are currently scheduling a development review meeting to discuss the site entrance requirements with the 
Virginia Department of Transportation. 

14. Whether the proposed Special Use Permit will be served adequately by essential public facilities and services. 
The site has water well usage and a septic system. 

15. The effect of the proposed Special Use Permit on groundwater supply. The proposed estimated water use is 
approximately 10 to 20 gallons through making ice, employee hand washing, and daily cleaning purposes. 

16. The effect of the proposed Special Use Permit on the structural capacity of the soils. The building is already 
constructed, and no new development is being proposed. 

17. Whether the proposed use will facilitate orderly and safe road development and transportation. The proposed 
uses the existing building and parking lot which were previously used when the general store operated from 
1969 to 2002.  

18. The effect of the proposed Special Use Permit on environmentally sensitive land or natural features, wildlife 
habitat and vegetation, water quality and air quality. Not applicable as there are no environmentally sensitive 
lands or natural features affected by the use of the building.   

19. Whether the proposed Special Use Permit use will provide desirable employment and enlarge the tax base by 
encouraging economic development activities consistent with the Comprehensive Plan. The SUP would 
provide desirable employment and enlarge the tax base.  It is anticipated that the project would create 
additional tax revenue through general store sales and through anticipated wine and beer sales. 

20. Whether the proposed Special Use Permit considers the needs of agriculture, industry, and businesses in 
future growth. SUP would allow the store to serve the needs of the community enabling access to basic 
services and items provided by the general store. 

21. The effect of the proposed Special Use Permit use in enhancing affordable shelter opportunities for residents 
of the County. Not applicable. 

22. The location, character, and size of any outdoor storage. N/A. 
23. The proposed use of open space.  No changes proposed. 
24. The location of any major floodplain and steep slopes. N/A. 
25. The location and use of any existing non-conforming uses and structures. The commercial building located on 

the property currently is 2,800 square feet.  While it was used as a general store from 1969 to 2002, the 
Property was not used from 2002 until it reopened in February 2022.  We will limit the gross floor area of the 
building from 2,800 square feet to 2,000 square feet to comply with Section 10-21, Agricultural A-1 Zoning 
requirements.  

26. The location and type of any fuel and fuel storage. Proposed sale of propane tanks, of the type customarily 
sold at general and convenience stores, to be stored in the building and sold to customers. 

27. The location and use of any anticipated accessory uses and structures.  None requested or needed. 
28. The area of each use; if appropriate. N/A. 
29. The proposed days/hours of operation. Monday to Saturday: 6:30 am to 8:30 pm. Sunday: 7 am to 8 pm. 
30. The location and screening of parking and loading spaces and/or areas. Existing parking with no changes as 

shown in Exhibits. 
31. The location and nature of any proposed security features and provisions. Security cameras are located on 

site.  
32. The number of employees. Approximately three employees. 
33. The location of any existing and/or proposed adequate on and off-site infrastructure. A septic system and 

water well are provided on site.   
34. Any anticipated odors, which may be generated by the uses on site. No odors will be generated. 
35. Whether the proposed Special Use Permit uses have sufficient measures to mitigate the impact of 

construction traffic on existing neighborhoods and school areas. Not applicable. Existing building with no 
construction or changes. 

 
 

  



Concept Plan & Comprehensive Plan Justification 

Dear Montgomery County Board Members, 
 

Anilkumar P. Patel and Saurabh M. Shah (the “Owners”), purchased 5728 McCoy Road (the “Property”), Parcel 
ID 003149,  in 2021 with the intent of using a commercial building located on the property as a general store.  The 
commercial building was originally built on the Property in 1969 and had operated as a general store in that capacity 
for thirty-three years.  The general store then remained unused until our clients purchased the Property in 2021 and 
intend to make use of the store as a general store.  

The lot is 0.746 acres and measures six hundred and twenty feet (620’) in length and seventy feet (70’) in 
width.  The general store itself occupies 2,800 square feet, though the Owners will reduce the limit the gross floor 
area to 2,000 square feet. The property is currently zoned Agricultural A-1.  The property also has 5700 square feet of 
asphalt pavement for parking and a small shed behind the general store which occupies 432 square feet.  The Property 
is located at the corner of the intersection of McCoy Road and Big Vein Road in Montgomery County. 

The Owners propose to make use of the current building as a General Store and do not intend to build any 
additional facilities.  The Owners reopened the building in early February, 2022, and were shortly thereafter informed 
of the zoning violation.  The Owners have invested into making the property usable and a benefit to the community.  
The parking, lighting, and existing physical features of the site would remain unchanged.  However, our client 
proposes to add a sign approximately six feet by six feet advertising the location. 

The proposed SUP is consistent with the Comprehensive Plan and located with the Rural Area Land Use and 
the Proposed Special Use site is located in Agricultural A-1 zoning.  The proposed use complies with lot minimums.  
The building makes use of well water and a septic system located on site. In accordance with PLU 1.3.1(e), the use is 
compatible in scale and intensity with agricultural and rural residential uses and does not pose any threat to public 
health, safety, and welfare.  While the area is designated a Rural Area by the Comprehensive Plan, as the site was 
previously used as a general store for thirty-three years, we merely propose to return the site to the use it has 
occupied since it was constructed in 1969.  

 

















From: Patsy
To: Justin D. Sanders
Subject: [EXTERNAL] McCoy Mart
Date: Wednesday, October 26, 2022 11:55:28 AM

Justin,
 
You and I spoke during your meeting at McCoy.
 
I can’t express how important  it is for our community to have a store. Both of my parents were born
and raised in McCoy and having a store again means so much to us. We need this store.
 
Thank you for taking the time to talk to me.
 
Sincerely, Pam
 
Sent from Mail for Windows
 

mailto:pburrell62@gmail.com
mailto:sandersjd@montgomerycountyva.gov
https://urldefense.com/v3/__https://go.microsoft.com/fwlink/?LinkId=550986__;!!NQNX98jbbe4HpbqcOw!9rxUFmOYhtr87Mb1aSfW_vJeGvok9caW3jzHpr9cNZJh5HHVr1gb4yPgCPtca3BjW-iwIwtWSDv2OxYCgYZU82yae-ZV7lar$
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Leann S. Nester

From: Kring, Timothy <timkring@vt.edu>
Sent: Sunday, November 6, 2022 2:23 PM
To: mcplan
Subject: [EXTERNAL] Support for SUP-2022-00620

Categories: Leann

Greetings, 
 
I reside in the community near the site of the general store which is requesting a Special Use Permit (#2022‐00620) 
which is on your 11/15/2022 agenda.   
 
The proposed use is consistent with the area and will serve as an important role for the community and neighbors, and 
provide atonal tax base and possibly future employment as stated in the proposal.  
 
I fully support this Special Use Permit by Anilkumar Patel & Saurabh Shah, and wish them luck with this business.  
 
Respectfully, 
Tim Kring 
6062 Centennial Rd.  
Blacksburg VA 24060 
(in McCoy, ~1 mile from store) 
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Leann S. Nester

From: John Copeland <jcnewriver@gmail.com>
Sent: Wednesday, November 9, 2022 2:17 PM
To: mcplan
Cc: Copeland John; Darrell Sheppard; John Copeland
Subject: [EXTERNAL] SUP - 2022 - 00620

Follow Up Flag: Follow up
Flag Status: Completed

Categories: PC Correspondence

I’m writing in support of the special use permit by Anilkumar P. Patel and Saurabh M. Shah at 5728 McCoy Road.  I would 
attend the public hearing to voice my support in person but I’ll be meeting a new grandson in Memphis when that 
hearing is held! 
 
My reasons for supporting this special use permit are simple.  The Long Shop/McCoy area is rural in nature, joining a few 
limited areas of Montgomery County in a sea of development around us.  I chose to move here over 4 years ago after 
residing in the Belmont Farms subdivision in Christiansburg for 19 years.  
 
My wife and I love the rural nature of this area, but access to a community store is non‐existent.  The few older local 
residents I’ve met locally regale me with tales of the good ol’ days when Long Shop was a vibrant community with a 
country store.  The Long Shop/McCoy area is no longer in the good ol’ days, but we need both a local store and a 
community spot where neighbors can get provisions, meet and greet, and feel like they live in a vibrant community 
without having to enter the fray of the Prices Fork/Blacksburg strand to get a few groceries and a soft drink and have 
conversation.   
 
Please support the special use permit and help bring back a vibrant community spot for those of us who chose a rural 
lifestyle in Montgomery County! 
 
Sincerely, 
 
John R. Copeland 
5000 Long Shop Road 
Blacksburg, VA. 24060 
 
Cell: (540) 230‐3038 
 
Sent from my iPad 



 

 

  
 

 
 

MEMORANDUM 
 

TO:  Planning Commission 
 
FROM:  Planning Staff 
 
DATE:  November 15, 2022 
 
RE:  Agricultural & Forestal District # 14– Renewal 
 
 
I. General Purpose  
Agricultural & Forestal Districts (AFD’s) are rural areas reserved for the production of agricultural 
products and timber as important economic and environmental resources. They are established 
according to state guidelines at the initiative of individual landowners and the approval of the 
Board of Supervisors. Participating landowners relinquish some development rights, for a period 
of eight years, in return for increased protection from development and possible real estate tax 
benefits. All residents benefit from good stewardship of the land and from the reduced demand 
to extend urban public services into rural areas on the County. 
 
According to §15.2-4305 of the Code of Virginia, each district shall have a core of no less than 
200 acres in one parcel or in contiguous parcels. A parcel not part of the core may be included in 
a district if:  

(i) the nearest boundary of the parcel is within one mile of the boundary of the core, or 
(ii) it is contiguous to a parcel in the district the nearest boundary of which is within one mile of 

the boundary of the core, or  
(iii) the local governing body finds, in consultation with the advisory committee or planning 

commission, that the parcel not part of the core or within one mile of the boundary of the core 
contains agriculturally and forestally significant land. 

 
II. District for Renewal 
 
AFD 14 (Fishers View) 
 
Background:  
Originally established in 1990, District 14 (Fishers View) is located on the southeastern edge 
of Montgomery County; in the vicinity of Fishers View Road (Route 609), off of Alleghany Spring 
Road (Route 637). Currently, AFD 14 consists of two property owners and approximately 532 acres. 



The proposed new district would consist of one property owner and approximately 322.283 acres. 
One landowner is requesting a total of approximately 209.748 acres be removed from the district. 

Staff received responses from both AFD-14 property owners. 
There are no requested additions. 
Property owner information is shown in the tables below. Please see the attached maps for the 
location of the properties.  
 
Requested Withdrawals: 
  

PARCEL_ID OWNER1 OWNER2 ACRES 
017549, 011726, 
000969, 000970, 
020650 WICKHAM, PHILLIP KING WICKHAM, KIM THI 209.748 

  Total Acreage 209.748 
 
Renewal:  
 

PARCEL_ID OWNER1 OWNER2 ACRES 
008720, 008721, 
019245, 019242, 
019244, 019243, 
019246, 019241 ST CLAIR STEVEN J JR  322.283 

  Total Acreage 322.283 
 
 
Staff Analysis: 
 
The attached map of AFD-14 shows in red, the parcels that are being withdrawn from the district. 
While the withdrawal leaves only one property owner in AFD-14, that leaves 322.283 acres in the 
district, leaving the core intact. There are no outlying parcels within AFD-14. 
 
Agricultural and Forestal District Committee Review: 
 
The Agricultural and Forestal District Committee met on October 20, and recommends renewing 
AFD-14 with the proposed changes as shown 
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