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Planning & Land Use: Executive Summary
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The Planning and Land Use chapter covers three main
goals: 1) balanced growth, including a description of the
policy areas and land use policies; 2) policies for new
development;  3) policies for community design.

The Future Policy Map incorporates the following:

¥  Blacksburg and Christiansburg will continue to
accommodate two-thirds of the CountyÕs growth;

¥  Urban Expansion Areas and Villages/Village
Expansion Areas have the potential to accommodate
the remaining one-third of the CountyÕs growth;

¥  Eighty percent (80%) or more of the growth in the
Unincorporated Areas is targeted for the Urban
Expansion Areas, the Villages and Village
Expansion Areas, and the Residential Transition
Areas; and

¥  Twenty percent (20%) or less of the growth in the
Unincorporated Areas is targeted for the Rural
Communities, Rural Areas, and Resource
Stewardship Areas.
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Planning and Land Use: Introduction
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COMMUNITY SURVEY RESULTS

Of the three land use issues, Òusing the
zoning ordinance to guide growth or protect
property valuesÓ had the highest mean score
(4.20), with  81% rating the issue as either
important (22%) or very important (59%). Not
surprisingly, 63% of participants who owned
their own home ranked the ÒzoningÓ issue as
very important, while only 38% of those who
rent felt the same way. Residents in the
unincorporated areas were only slightly less
likely to  rate "zoningÓ  as very important (57%)
than were residents in either of the two towns
(62% for Blacksburg and 63% for
Christiansburg). As with other issues on the
survey,  support for ÒzoningÓ increased based
on the participantÕs age, 51% of participants
age 25-34, 60% of participants age 35-49, and
69% of participants age 50-65 ranked ÒzoningÓ
as very important. Support among participants
65 and older was lower (56%) than the previous
two age groups, but higher than those under the
age of 34. Overall, only  5% of participants
rated the issue as either unimportant or minimally
important.

In their comments, participants focused on
the need for zoning enforcement and consistency,
 controlling growth, protecting the environment,
protecting neighborhoods, and protecting the
historical infrastructure. Some of the participants
focused on the countyÕs need to provide Òzoning
protection for historic preservation and natural
environment (streams, forests, farmland, etc.)
conservationÓ and to provide zoning protection
and tax incentives in order to Òencourage
productive use/ renovation of existing buildings,
especially those of historic value.Ó  Others saw
zoning as a way to Òreduce overcrowding in
schools,Ó Òdiscourage sprawling subdivisions,Ó
  and Òenhance existing neighborhoods.Ó
Participants were split, however, on the issue
of using the zoning ordinance to separate uses.

While several participants felt that residential,
commercial, and industrial uses should be
separated, others felt that the county should
encourage the development of mixed-use
neighborhoods and developments.

The issue of Òsprawl or unplanned growthÓ
was a close second behind zoning, with a mean
score of 4.07. Of the citizens who participated
in the community survey, 76% felt the issue
"sprawl or unplanned growthÓ  was either
important (17%) or very important (59%). Only
7% of participants ranked it as either not
important or minimally important. Concern
about sprawl or unplanned growth was strongest
among participants from civic (60%), religious

(75%), and government (75%) organizations,
and weakest among respondents from
commercial and realty organizations (31%).
Finally, concern over sprawl or unplanned growth
was stronger in Blacksburg, where 68% rated
the issue as Òvery importantÓ than in either
Christiansburg (56%) or the unincorporated areas
of  Montgomery County (56%).

While a few of the participants wrote of the
extremes of either allowing unfettered growth
or stopping growth altogether,  far more
commented on the need to  limit, focus,
concentrate, or, in some fashion, control
commercial and residential growth. Their
suggestions included "limiting the amount of
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ÒLook at the impact of more residences
at roads that are already maxed out (Rt.
114). Some county roads (Peppers Ferry
Rt. 114) are already-This has not been
done and more building is planned for
Rt. 114.Ó

Of the three land use  issues, Òconcentrating
growth where utilities are already providedÓ
garnered the least support (mean score of 3.46),
although 56% still rated the issue as either
important (31%) or very important (26%).
Support for the issue (ranked as either important
or very important) was strongest among those
ages 35-49 and 50-65 (59% for each), and lowest
among those ages 24-34 (47%). Among other
groups, support for the issue was reasonably
even, regardless of gender, location of residence,
organizational ties, or previous participation.
One noticeable variation in support occurred
between those participants living in single-
family stickbuilt residences versus those living
in manufactured or modular residences.  Of
participants living in stick built residences, 57%
ranked the issue as either important or very
important, while  only 44% of those living in
manufactured or modular housing gave it the
same rankings.

In their written comments, participants drew
the connection between limiting growth to areas
where utilities were already provided and using
utilities to Òdirect growth to appropriate areas.Ó
One chided the county for Òsubsidizing
developmentÓ through the provision of utilities
Òoutside the areas near the towns.Ó Others,
however, had a more expansive view of the
connection between infrastructure and growth,
by including transportation, schools, and other
public facilities. As one participant wrote:

ÒBefore development is allowed in an
area look at future needs for schools,
rescue & fire and police. Will the
development cover the cost of building
new schools, rescue & fire departments
& increase size of police department
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Mean Score
Zoning Ordinance to Direct Growth/Protect Property Values 4.20
Sprawl or Unplanned Growth 4.07
Concentrating Growth Where Utilities are Already Provided 3.46

Mean Score for all Issues = 3.65

Note: Forty-one issues were included in the Òrate this issue in terms of importanceÓ portion of the
community survey.  A mean score was calculated for each of the 41 issues, as well as for the total
of all issues. Issues with scores higher than 3.65 (the mean for all issues) indicate that the majority
of respondents rated the issue greater importance; a score lower than 3.65 indicates that the majority
of respondents rated the issue of less importance than the on average. The scale for the survey was:
0=no response; 1= not important; 2=minimally important; 3=moderately important; 4=important; and
5=very important. Source: 2003 Community Survey, Montgomery County, Virginia.

Planning and Land Use Issues: Community Survey Results, 2003

land that can be developed with a specific time
period,Ó Ò encouraging higher concentrations,Ó
Òrevising [the] taxation structure and rates to
discourage sprawl,Ó and Òproviding incentives
to concentrate residential development.Ó In
addition, a number of participants provided
specific suggestions on areas where they felt
growth and development were most and least

appropriate. By in large, participants felt that
growth should be concentrated in Blacksburg
and Christiansburg and limited in rural areas,
including the land bordering the Little River.
As with other issues, participants came to
differing conclusions: one participant supported
apartments and duplexes near the New River
Valley Mall, while another wrote that:
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including additional need for courts,
etc.Ó

Participants planning-related comments,
however, were not limited to the three planning
issues included in the community survey.
Planning-related issues generated 634 written
comments, covering subjects as diverse as the
need for greater public involvement to the need
to increase ADA accessible residential
development, including:

¥ Increased cooperation between
jurisdictions;

¥ Increased public/private cooperation;
¥ Commercial and industrial development;
¥ Environmental concerns; the connection

between planning and human
services;

¥ Sustainability;
¥ Compact and cluster development;
¥ Revitalization and preservation;
¥ Development in villages;
¥ Stricter codes (not just for zoning) and

regulations; and
¥ Overall quality of planning in

Montgomery County.

Participants felt strongly about the need for

public involvement and for the need to be careful
in Òamending the comprehensive planÓ while
remaining both flexible and innovative.

CURRENT AND HISTORIC TRENDS AND
CONDITIONS

Planning Ordinances:

In the years since the last comprehensive
plan was adopted in 1990, much has changed
in Montgomery County, including the major
revisions of  the subdivision ordinance in 1993
and the zoning ordinance in 1999.

The revised subdivision ordinance allowed
the County to track minor and family
subdivisions through a process of plat approval,
eliminated many loopholes, and added a variance
procedure.

The new zoning ordinance, adopted in
December of  1999, introduced the County to
sliding scale zoning and eliminated  large-scale,
"by right" residential development, on lots as
small as 1/2 acre, in the agricultural zone. The
sliding scale specified the number of lots that
could be created  by right, based on the acreage
of the original (parent) parcel. The revised
zoning ordinance provided the tools to allow
the County to take a more proactive approach
to planning.

Special Plans:

In addition to the passage of  two significant
ordinances, Montgomery County also took on
a number of area and subject-specific plans,
including the 1990 Bikeway Walkway Plan,
included as an addendum to the comprehensive
plan, the Rt. 177 Corridor Plan, and a Regional
Approach to  Telecommunications Towers plan
These three plans are incorporated into
Montgomery County, 2025.

Existing Land Use (1)

As the Existing Land Use Map indicates,

single-family residential development (yellow)
is slowly beginning to claim much of the road
frontage in the rural portions of Montgomery
County, while leaving the more remote land
undeveloped. While there are significant  areas
of contiguous open space, in the form of
agricultural and wooded areas throughout the
County (green), development along the
roadways creates the perception that open space
is being significantly diminished. In some cases,
that perception is true, most notably in the
suburbanized areas adjacent to Blacksburg and
Christiansburg; in the Childress area west of
Riner, flanking Peppers Ferry Road (Rt. 114)
and Prices Ford Road; and along portions of
Riner Road (Rt. 8) and Radford Road (U.S. Rt.
11). There are also significant rural lands under
federal (Jefferson National Forest), state
(Virginia Tech, Selu Conservancy, Pedlar Hills
Natural Area Preserve), religious, and charitable
(Nature Conservancy, Camp Alta Mons, Izaak
Walton League) ownership.

1. Additional planning information, including discussions
of rezonings, special use permits, zoning variances and
appeals, and building permits,  is included in the Planning
and Government chapter, immediately following this
chapter. There are two Planning related chapters in this
Plan: one which relates to Land Use Policies and one which
relates to the process of Planning, including public
information, public involvement, and local and regional
cooperation.
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Existing Land Use Map
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POPULATION, LAND USE, AND THE
FUTURE POLICY MAP

Population projections form the basis for
most current and future planning decisions.
From a public sector perspective, the current
and anticipated population of a county
determines the public facilities and services a
county will need to provide. From a private
sector perspective, the current and anticipated
population of a county determines land use
changes (residential, commercial and industrial)
that a county will need to accommodate.

The purpose of this chapter is to provide
information and analysis concerning growth
trends in Montgomery County. A population
planning range for the year 2030 has been
developed. This population planning range, in
turn, has been used as a guide in developing a
future policy map for land use.

Population: Historic Trends

The first US Census in 1790 found
Montgomery County with a total population of
13,228. By the year 1900, the County's
population had only risen to 15,852. Between
1900 and 1960 the County's population slowly
doubled to 32, 923.  From 1960 to the present,
Montgomery County experienced 20 years of
rapid population growth followed by 20 years
of steady population growth. The rapid growth
from 1960-1980 saw a population increase of
30,000+ persons. During this time period County
growth rates greatly exceeded the state growth
rates. The steady growth period from 1980-2000
saw a smaller population increase of 20,000+
persons. During this time period County growth
rates were similar to state growth rates. The
most recent US Census in 2000 found a County
population of 83,639.

Regional and Local Trends

In absolute numbers, the population increase
in Montgomery County has consistently

Montgomery County
Historical Population,

1880-2000

Population Growth: Montgomery County & Virginia, 1960-2000
Montgomery

State % Average County Population % Average
Population Annual Growth Population Increase Annual Growth

1960 3,966,949 32,923
1970 4,651,448 1.7% 47,157 14,234 4.4%
1980 5,346,818 1.5% 63,516 16,359 3.5%
1990 6,187,358 1.6% 73,913 10,397 1.6%
2000 7,078,515 1.4% 83,639 9,726 1.3%

U.S. Census Bureau

1880 16,693

1890 17,742

1900 15,852

1910 17,268

1920 18,595

1930 19,605

1940 21,206

1950 29,780

1960 32,923

1970 47,157

1980 63,516

1990 73,913

2000 83,639
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exceeded those of all surrounding jurisdictions.
Montgomery County increases of 10,000+
persons (1980-1990) followed by 9,000+ persons
(1990-2000) exceeded Roanoke County
increases of 6,000+ persons (1980-1990) and
6,000+ persons (1990-2000).

Moreover, population increases in
Montgomery County have been distributed
across the county. The towns of Blacksburg and
Christiansburg and the unincorporated portion
of the County have experienced similar rates of
population growth. As a result, approximately
2/3rds of the CountyÕs total population has
consistently been located within the two towns
of Blacksburg and Christiansburg, while the
remaining 1/3rd has been located in the
unincorporated area of the County.

Population Forecasts

Several population forecasts for Montgomery
County were developed in order to provide a
population planning range for the unincorporated
area of Montgomery County for the year 2030.
Each population projection is based on different
assumptions and arrives at a different population
total. Used together, the three projections provide
the population planning range that is then used
as a guide in developing a future policy map
for land use.

Population Projections based on Virginia
Employment Commission (VEC) Growth Rates:

 The first set of projections are based on
data from the Virginia Employment Commission
(VEC), a state agency. The VEC regularly
develops population projections for each city
and county throughout the state. These
projections are then used by other state agencies
for planning purposes. Currently available VEC
population projections (May, 2003) were used
for Montgomery County. Projections are 90,800
for 2010, 97,900 for 2020 and 105,000 for 2030.
These VEC projections yield the following
average annual growth rates for Montgomery

Population Growth for Blacksburg, Christiansburg,
and Unincorporated Areas 1980-2000

Population Growth for Montgomery County and
Surrounding Jurisdictions, 1980-2000

Population % Average
Increase Annual Growth

1980 1990 2000 1990-2000 1990-2000
Montgomery 63,516 73,913 83,639 9,726 1.3%
Craig 3,948 4,372 5,091 719 1.6%
Floyd 11,563 11,915 13,874 1,909 1.6%
Giles 17,810 16,366 16,657 291 0.2%
Pulaski 35,229 34,496 35,127 631 0.2%
Roanoke 72,945 79,294 85,778 6,484 0.8%
Radford City 13,225 15,940 15,859 -81 0.0%
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Montgomery Craig Floyd Giles Pulaski Roanoke Radford City

Population Increase/Decrease: 1980-1990
Population Increase/Decrease: 1990-2000

Source: U.S. Census Bureau

% Average
Annual Growth

1980 1990 2000 1990-2000
Blacksburg 30,638 (48%) 34,658 (47%) 39,573 (47%) 0.015
Christiansburg 12,849*(20%) 15,004 (20%) 16,947 (20%) 0.011
Unincorporated 20,029*(32%) 24,251 (33%) 27,109(33%) 0.012
County Total 63,516 (100%) 73,913 (100%) 83,639 (100%) 0.013

*Adjusted for January 1, 1988 annexation of 2,504 persons by the Town of Christiansburg.

Montgomery County, 2025--Adopted 10/12/04 Planning and Land Use 24



County as a whole:
2000-2010 0.86%
2010-2020 0.78%
2020-2030 0.73%

Applying the VEC growth rates for
Montgomery County as a whole to Blacksburg,
Christiansburg and the unincorporated area of
Montgomery County produce the following
population projections:

and 52,700 in 2030.
The BCP assumes that Virginia Tech will

add an additional 5,000 graduate students
between the years 2001 and 2010 slowly
increasing enrollment to 30,783 by 2010 and
thereafter remaining at this enrollment level.
It assumes that town population growth from
2000 to 2010 will grow largely due to
enrollment increases at Virginia Tech. The
nonstudent population will grow at a moderate
rate for this period of time. After 2010
population projections in the Town are solely
attributed to nonstudent residential growth
based on the expansion and success of the
Corporate Research Center, Industrial Park,
and improved interstate access. The Town
population will continue to grow at an
increasingly slower rate until population growth
levels off to about 5% per decade by 2046. It
also assumes that the percentage of total student
enrollment living in Blacksburg (on- and off-
campus) will stay consistent with 1990-2000
statistics when 95% of total enrollment lived
within town boundaries.

The BCP projections yield the following
average annual growth rates for the Town.:

2000-2010 1.81%
2010-2020 0.63%
2020-2030 0.61%

Applying the BCP growth rates to

Christiansburg and the unincorporated area of
Montgomery County, in addition to Blacksburg,
produce the following population projections:

Population Projections based on 1980-2000
Growth Trend:

 The final set of projections is based on a
continuation of the steady growth trend exhibited
by Montgomery County during the 1980-2000
time period. Each decade during this period saw
a population increase for the county of
approximately 10,000 persons. A continuation
of this trend would result in population

Population Projections for Montgomery
County Based on Virginia Employment

Commission Growth Rates
Blacksburg Town

2000 Census 39,573 (47%)
2010 Projection 43,000

  2020 Projection 46,300 
2030 Projection 49,700 (47%)

Christiansburg Town
2000 Census 16,947 (20%)
2010 Projection 18,400

  2020 Projection 19,900 
2030 Projection 21,300 (20%)

Unincorporated
2000 Census 27,109 (32%)
2010 Projection 29,400

  2020 Projection 31,700 
2030 Projection 34,000 (32%)

County Total
2000 Census 83,629 (100%)
2010 Projection 90,800
2020 Projection 97,900 
2030 Projection 105,000 (100%)

Population Projections for Montgomery
County Based on Town of Blacksburg

Growth Rates

Blacksburg Town
2000 Census 39,573 (47%)
2010 Projection 46,750

  2020 Projection 49,700 
2030 Projection 52,700 (47%)

  
Christiansburg Town

2000 Census 16,947 (20%)
2010 Projection 20,000

   2020 Projection 21,250 
2030 Projection 22,600 (20%)

  
Unincorporated

2000 Census 27,109 (32%)
2010 Projection 32,000

 2020 Projection  34,050
2030 Projection 36,100 (32%)

  
County Total

2000 Census 83,629 (100%)
2010 Projection 98,750

 2020 Projection 105,000
2030 Projection 111,400 (100%)

Population Projections based on Blacksburg
Growth Rates:

The second set of projections is based on the
Blacksburg 2046 Comprehensive Plan (BCP)
adopted by the Blacksburg Town Council in
November 2001. The BCP developed town
population projections to the year 2046.
Projections were 46,750 in 2010, 49,680 in 2020,
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projections of 93,600 in 2010, 103,600 in 2020,
and 113,600 in 2030. These projections yield
the following average annual growth rates for
Montgomery County as a whole:

2000-2010 1.19%
2010-2020 1.07%
2020-2030 0.97%

Applying these growth rates for Montgomery
County as a whole to Blacksburg, Christiansburg,
and the unincorporated area of Montgomery
County produces the following population
projections:

Population Projections for Montgomery
County Based on Town of Blacksburg

Growth Rates

Blacksburg Town
2000 Census 39,573 (47%)
2010 Projection 46,750

  2020 Projection 49,700 
2030 Projection 52,700 (47%)

  
Christiansburg Town

2000 Census 16,947 (20%)
2010 Projection 20,000

   2020 Projection 21,250 
2030 Projection 22,600 (20%)

  
Unincorporated

2000 Census 27,109 (32%)
2010 Projection 32,000

 2020 Projection  34,050
2030 Projection 36,100 (32%)

  
County Total

2000 Census 83,629 (100%)
2010 Projection 98,750

 2020 Projection 105,000
2030 Projection 111,400 (100%)

Population Projections for Montgomery
County Based on 1980-2000

Growth Trend

Blacksburg Town
2000 Census 39,573 (47%)
2010 Projection 44,300

  2020 Projection 49,000
2030 Projection 53,750 (47%)

  
Christiansburg Town

2000 Census 16,947 (20%)
2010 Projection 18,950

   2020 Projection 21,000
2030 Projection 23,000 (20%)

  
Unincorporated

2000 Census 27,109 (32%)
2010 Projection 30,350

   2020 Projection 33,600
2030 Projection 36,850 (32%)

  
County Total

2000 Census 83,629 (100%)
2010 Projection 93,600(100%)
2020 Projection 103,600 (100%)
2030 Projection 113,600 (100%)

Summary of 2030 Population Projections

Blacksburg
 VEC Comp Plan 1980-2000

Growth Rates Growth Rates Growth Trend
2030 Population

105000 111400 113600
Montgomery County
2030 Population

34000 36100 36850
Unincorporated
2000-2030 Pop Increase

6900 9000 9750
Unincorporated

Source: Montgomery County Planning Department, 2004
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