STAFF REPORT

Petitioner:

Fellowship Community Church

Request:

To rezone property to remove proffered conditions and to obtain a special use
permit for a religious assembly on approximately 3.50 acres zoned C-2C, High
Intensity Commercial, District with conditions

Location:

6500 block of Merriman Road, Roanoke, VA 24018

Magisterial District:

Cave Spring

Proffered Conditions
(proposed to be
removed):

1.

2.
3.
4.

5.
6.
7.

8.
Suggested Conditions
(for SUP):

1.

2.
3.

The property will not be used for any of the following purposes:
convenience store, hotel, motel, theater, assembly hall, motor vehicle
dealership, funeral home, commercial kennel, home for adults, hospital,
nursing home, flea market, or public dance hall.
Access to Merriman Road (Route 613) will be limited to not more than two
points along the frontage of the property.
No signs other than those advertising businesses located on the subject
property will be erected on the property.
Petitioner will comply with applicable limitations on size, number and
location of signs and in addition agrees that freestanding or nylon signs
on the property will be limited to either (a) one sign of not more than two
hundred (200) square feet or (b) two signs, one of not more than one
hundred forty (140) square feet and the other of not more than eighty (80)
square feet.
Parking areas will be aesthetically treated with landscaping and/or planting
areas.
All dumpster sites will be screened.
The maximum height of light poles on the property will be thirty (30) feet.
Lighting will be directed onto the parking areas, and the maximum light
level at the property line adjacent to properties being used for residential
purposes shall not exceed one (1) foot candle.
Use of the property will include a supermarket of 25,000 square feet or
more.
The site shall be developed in substantial conformance with the
Development Conceptual Plan for Fellowship Church – Merriman prepared
by Brushy Mountain Engineering, PLLC and dated September 9, 2019,
subject to any changes required by Roanoke County during the site plan
review process.
All freestanding light poles and fixtures shall not exceed fourteen (14) feet
in height above grade. Lighting shall be shielded and directed downward
and arranged so glare is not cast onto adjoining properties.
Freestanding signage shall be limited to one (1) monument style sign not
to exceed five (5) feet in height and seven (7) feet in width and a maximum
total of 35 square feet.

EXECUTIVE SUMMARY:
Fellowship Community Church is requesting to rezone property to remove the proffered conditions and to obtain a
special use permit for a religious assembly on approximately 3.50 acres zoned C-2C, High Intensity Commercial,
1

District with conditions, located at the 6500 block of Merriman Road, Roanoke, VA 24018. The submitted concept
plan shows the development of one religious assembly building with supporting parking. The existing outdoor
storage yard for a landscaping company on the property shall be removed.
The site is designated Principal Industrial on the future land use map of the Roanoke County Comprehensive Plan.
Principal Industrial is a future land use area where a variety of industry types are encouraged to locate. Principal
Industrial areas are existing and planned regional employment centers and are distributed throughout the county,
convenient to major residential areas and suitable highway access. Due to limited availability, areas designated as
Principal Industrial are not appropriate for tax-exempt facilities.

APPLICABLE REGULATIONS
The Roanoke County Zoning Ordinance defines Religious Assembly as ”a use located in a permanent building
and providing regular organized religious worship and related incidental activities, except primary or
secondary schools and day care facilities.” Religious Assembly is a permitted use in the C-2 zoning district with

a special use permit. Section 30-83-9 (attached) of the Roanoke County Zoning Ordinance contains use and design
standards for religious assembly.

ANALYSIS OF EXISTING CONDITIONS
Background – In 1988, the Board of Supervisors rezoned this property from M-1 Light Industrial District to B-2
General Commercial District for the purposes of constructing a neighborhood shopping center. Eight (8) proffered
conditions were offered by the property owner and accepted by the Board of Supervisors. The proffers prohibited
certain uses on the property, limited access along Merriman Road, restricted signage, required parking lot
landscaping and dumpster screening, addressed lighting, and required a 25,000+ square foot supermarket to be
constructed as part of the development. The neighborhood shopping center was never constructed.
Topography/Vegetation – The newly proposed parcel is generally flat, but sloped with only approximately 8 feet of
elevation difference (approximate elevation: 1128’ low point – 1136’ high point). The low portion of the site is in a
floodplain overlay district and the entire site is within the 500-year floodplain according to Roanoke County mapping.
There is a moderately wooded natural buffer on the southern side of the proposed new parcel against the industrial
use types. On the northern side of the property is a 50’ public right-of-way that serves as the Starkey Park South
(Cave Spring American Little League/Roanoke County Parks, Recreation & Tourism baseball fields) access road
and on the eastern side is Merriman Road. The middle portion of the proposed new parcel is a gravel driveway loop
that is a storage area for a landscape business. On the northeastern portion of the property (at the Merriman
Road/Starkey Road intersection) is a wooded natural buffer. A private gravel walkway wraps around the north and
east sides of the properties for the industrial businesses on the other portion of the existing parcel (tax ID: 097.0102-12.00-0000).
Surrounding Neighborhood – The surrounding zoning of the immediate subject parcels include I-1 – Low Intensity
Industrial District zoning and R-1 - Low Density Residential zoning. Also, there are nearby C-2 - High Intensity
Commercial, C-1 – Low Intensity Commercial, and I-2 - High Intensity Industrial zoning districts.
The surrounding uses include mostly single family homes, industrial facilities, Roanoke County sports complexes
(baseball and soccer), and the Norfolk and Southern railroad tracks. Further away from the site are high intensity
commercial buildings, Penn Forest Elementary School, South County Library, and some light agriculture on Crystal
Creek Drive.
There are some pedestrian accommodations in the neighborhood with the private gravel walking path on the site,
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sidewalks near Penn Forest Elementary School/South County Library, a wetland boardwalk at South County Library,
and gravel walkways/bridges connecting Starkey Park North, Starkey Park South, and Merriman Soccer Complex.
The Blue Ridge Parkway is within a mile of the parcel. At its closest point, the Parkway is set over 1,700 feet away
and is located on a ridge behind the tree line. Also, the Parkway is on the opposite side of Roanoke County’s
Starkey Park South and Merriman Soccer Complex, which both have intensive field lighting.
ANALYSIS OF PROPOSED DEVELOPMENT
Site Layout/Architecture – The submitted concept plan shows one church building measuring approximately 80’ X
150’, 12,000 SF total plus the open air drop-off canopy.
There are 90 parking spaces provided, 10 of which are ADA compliant displayed on the site plan. There are two
access points into the parking lot with one being along Merriman Road and the second being along the Starkey Park
South access road 50’ dedicated public right-of-way. There are sidewalks line the parking lot that are against the
church building. There are landscaping islands and medians within the parking lot and both public road entrances.
Other landscaping features on the site include a stormwater detention area, surrounded by parking lots, and an
open space landscaped lawn at the corner of Merriman Road and the Starkey Park South access road. The private
gravel walking path on the property remains, but is rerouted on the eastern side of the property along Merriman
Road to connect the private walking path to the parking lot. The private gravel walking path and landscaping serve
as an aesthetic buffer to the stormwater detention area from the Starkey Park South access road.
A dumpster enclosure is in front of the building, but behind the front drop-off canopy building line, and is located
approximately 120’ from the public right-of-way.
Access/Traffic Circulation – As shown on the concept plan, there would be two access points to the property with
one being along Merriman Road and the second being along the Starkey Park South access road 50’ dedicated
public right-of-way. The access off of Merriman Road is approximately where the existing property entrance to the
gravel loop is located. VDOT has reviewed the application and will require a land use permit if a new entrance is
needed from the VDOT right-of-way or for the change in use of an existing entrance. This would be required for any
development on this site regardless of the rezoning.
Agency Comments – Various agencies commented on the submitted concept plan. The following comments were
provided by the various agencies on this request:
Building Safety: The Office of Building Safety stated that the construction will need to meet all the requirements of
the current Uniform Statewide Building Code.
Solid Waste: Solid Waste anticipates the indicated the volume of trash would exceed the limit imposed by the
ordinance and therefore they will have to acquire a private dumpster. Fellowship Community Church can apply for
service and if approved will receive one Roanoke County provided trash container and can purchase up to two more
from a local retailer. If the volume of their trash can't be contained in the three 96-gallon containers, they will need
to procure private dumpster service.
Fire & Rescue: Fire & Rescue does not object to the project, however did state: “the church would be required to
meet fire flow and access requirements”.
Economic Development: Economic Development stated that while the proposed use is inconsistent with
the comprehensive plan, the subject property is currently located within a floodway and/or floodplain and does not
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present itself as a viable commercial site. Further, demand for high intensity commercial uses are limited at this
location. As such, Economic Development offered no objection to the proposed rezoning by Fellowship Church.
Stormwater Operations: Stormwater Operations stated that the proposed structure is in the 500-year floodplain,
which is not regulated by either FEMA or Roanoke County. However, Stormwater Operations stated that as flood
elevations change and new flood maps are up-dated, it would be prudent to look at the current flood elevations and
make adjustments to the lowest floor accordingly.
VDOT: VDOT had four comments on the request: 1.) A Land Use Permit will be required if a new entrance is
needed from the VDOT right-of-way or for the change in use of an existing entrance. 2.) The VDOT Road Design
Manual. Appendix F: Access Management Design Standards for Entrances and Intersections must be adhered to
where applicable for commercial entrances. This includes but is not limited to commercial entrance spacing and
intersection sight distance. The intersection sight distance must be field verified and measures taken to ensure the
minimum required distances can be met. 3.) VDOT will require a minor traffic study for possible impacts along Route
613 resulting from this development. 4.) The department will not issue an approval of the plans or any necessary
Land Use Permits until the locality approves this request. In addition, information regarding any changes to the
existing drainage system should also be included for review.
Western Virginia Water Authority: WVWA had no comments and stated there will be review comments once plans
are submitted.
CONFORMANCE WITH ROANOKE COUNTY COMPREHENSIVE PLAN
The County’s Comprehensive Plan indicates that the Future Land Use Designation of this parcel is Principal
Industrial. Principal Industrial is a future land use area where a variety of industry types are encouraged to locate.
Principal Industrial areas are existing and planned regional employment centers and are distributed throughout the
county, convenient to major residential areas and suitable highway access. Due to limited availability, areas
designated as Principal Industrial are not appropriate for tax-exempt facilities. Religious assemblies are not an
appropriate use within the Principal Industrial land use designation. The proposed project is not in conformance of
with the Principal Industrial land use designation.
STAFF CONCLUSIONS
Fellowship Community Church is requesting to rezone property to remove the proffered conditions and to obtain a
special use permit for a religious assembly on approximately 3.50 acres zoned C-2C, High Intensity Commercial,
District with conditions, located at the 6500 block of Merriman Road, Roanoke, VA 24018. The submitted concept
plan shows the development of one religious assembly building with supporting parking. The proposed use of
Religious Assembly allow for the development of a new building for Fellowship Community Church is inconsistent
with the Roanoke County Comprehensive Plan Future Land Use designation of Principal Industrial.
If the Planning Commission recommends approval, staff would suggest special use permit conditions dealing with
site plan conformance, lighting, and signage. Staff has concerns over the building’s architecture since no
architectural rendering has been submitted with the application. Staff also is concerned that if the church is not
constructed, then the property would be a vacant C-2 property where many high intense uses would be able to be
constructed on site as by-right uses.
CASE NUMBER:
PREPARED BY:
HEARING DATES:

16-11/2019
Alexander Jones
PC: 11/4/19

BOS: 11/19/19
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VIRGINIA:
BEFORE THE BOARD OF SUPERVISORS OF ROANOKE COUNTY
A 4.13f acre parcel of land, generally
located on the west side of Virginia
Secondary Route 613 near its intersection with Route 904 within the
Cave Spring Magisterial District,
and being the eastern 4.13 acres of
parcel #97.01-02-10 in the Roanoke
County Tax Records.

)
)
)
1
1
1
1
1

_
;.
FINAL

G" 3
ORDER .s'. . i k

TO THE HONORABLE SUPERVISORS OF ROANOKE COUNTY:
WHEREAS, your Petitioner CBL Management, Inc. did petition
the Board of County Supervisors to rezone the above-referenced
parcel from M-l, Light Industrial District to B-2, General
Commercial District for the purpose of constructing thereon a
neighborhood

shopping

center.

WHEREAS, after due legal notice, the Planning Commission
did hold a public hearing of the petition on July 5, 1988, at
which time all parties in interest were given an opportunity to
be heard; and
WHEREAS, after full consideration at the public hearing
September 27, 1988
held on J&+-Zi,--L988, the Board of County Supervisors determined that the rezoning be approved, subject to conditions
proffered by the petitioner.
NOW, THEREFORE, BE IT ORDERED that the aforementioned
parcel of land, which is contained in the Roanoke County Tax
Maps as Parcel 97.01-02-10 and recorded in Deed Book 1064, Page
222 and legally described below, be rezoned from M-l, Light
Industrial District to B-2, General
-8-

Commercial

District.

'.

Legal Description of Property:
BEGINNING at a point on the west line of Va. Sec. Rt.
613 corner to the property of Hubert E. Harris;
thence with the west line of Rt. 613 a curve to the
right whose chord is S 5' 46' 13" W 175.31 feet an
arc distance of 176.06 feet, and S 18O 05' 50" W
244.42 feet to a point; thence a new line S 77" 03' W
485.0 feet to a point; thence a new line N. 17" 23'
W. 312.0 feet, more or less, to a point; thence with
the outside line N 71' 46' 30" E 695.0 feet to the
place of BEGINNING.
BE IT FURTHER ORDERED that a copy of this order be transmitted to the Secretary of the Planning Commission and that he
be directed to reflect that change on the official zoning map
of Roanoke County.
ADOPTED on motion of Supervisor

Nickens

and

upon the following recorded vote:
AYES:

Supwisors

Johnson, McGraw, Nickens, Garrett

NAYS:

Supervisor

Robers

ABSENT: None

rr&hy ;;6/.a0 Deputy , Clerk
Roanoke County Board of Supervisors
cc:

File
Arnold Covey, Director, Development & Inspections
Dale Castellow, Acting Director, Planning
Jonathan Hartley, Acting Zoning Administrator
John Wiley, Director, Real Estate Assessment
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VIRGINIA:
BEFORE THE BOARD OF SUPERVISORS OF ROANOKE COUNTY
A 4.132 acre parcel of land, generally )
1
located on the west side of Virginia
)
Secondary Route 613 near its inter1
section with Route 904 within the
1
Cave Spring Magisterial District,
1
and being the eastern 4.13 acres of
1
parcel #97.01-02-10 in the Roanoke
1
County Tax Records.

SECOND
AMENDED
PROFFER
OF
CONETIONS

TO THE HONORABLE SUPERVISORS OF ROANOKE COUNTY:
Being in accord with Sec. 15.1-491.1 et seq. of the Code
of Virginia and Sec. 21-105E of the Roanoke County Zoning
Ordinance,

the Petitioner CBL Management, Inc. hereby volun-

tarily proffers to the Board of Supervisors of Roanoke County,
Virginia the following conditions to the rezoning of the
above-referenced parcel of land:
(1)

The property will not be used for any of the follow-

ing purposes:

convenience store, hotel, motel, theater,

assembly hall, motor vehicle dealership, funeral home, commercial kennel, home for adults, hospital, nursing home, flea
market,

or public dance hall.

(2) Access to Merriman Road (Route 613) will be limited
to not more than two points along the frontage of the property.
(3)

No signs other than those advertising businesses

located on the subject property will be erected on the property-

(4)

Petitioner will comply with applicable limitations on

size, number and location of signs and in addition agrees that
- 10 -

.

m

freestanding or pylon signs on the property will be limited to
either (a) one sign of not more than two hundred (200) square
feet or (b) two signs, one of not more than one hundred forty
(140) square feet and the other of not more than eighty (80)
square feet.
(5) Parking areas will be aesthetically treated with
landscaping and/or planting areas.
(6) All dumpster sites will be screened.
(7) The maximum height of light poles on the property
will be thirty (30) feet.

Lighting will be directed onto the

parking areas, and the maximum light level at the property line
adjacent to properties being used for residential purposes
shall not exceed one (1) foot candle.
(8) Use of th e property will include a supermarket of
25,000 square feet or more.
Respectfully
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submitted,

C-2 District Regulations

SEC. 30-54. C-2 HIGH INTENSITY COMMERCIAL DISTRICT.
Sec. 30-54-1. Purpose.
(A)

The purpose of this district is to provide locations for a variety of commercial and service
related activities within the urban service area serving a community of several
neighborhoods or large areas of the county. This district is intended for general
application throughout the county. High intensity commercial districts are most
appropriately found along major arterial thoroughfares which serve large segments of the
county's population. The C-2 district permits a wide variety of retail and service related
uses. Land uses permitted in this district are generally consistent with the
recommendations set forth in the transition and core land use categories of the
comprehensive plan. Site development regulations are designed to ensure compatibility
with adjoining land uses.

(Ord. No. 042208-16, § 1, 4-22-08, Ord. No. 111213-15, § 1, 11-12-13)
Sec. 30-54-2. Permitted Uses.
(A)

The following uses are permitted by right subject to all other applicable requirements
contained in this ordinance. An asterisk (*) indicates additional, modified or more
stringent standards as listed in article IV, use and design standards, for those specific
uses.
1.

Residential Uses
Accessory Apartment *
Home Beauty/Barber Salon *
Home Occupation, Type I *
Multi-Family Dwelling *
Two-Family Dwelling *

2.

Civic Uses
Administrative Services
Clubs
Cultural Services
Day Care Center *
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C-2 District Regulations

Educational Facilities, College/University
Educational Facilities, Primary/Secondary *
Family Day Care Home *
Guidance Services
Park and Ride Facility *
Post Office
Public Assembly
Public Parks and Recreational Areas *
Safety Services *
Utility Services, Minor
3.

Office Uses
Financial Institutions *
General Office
Medical Office
Laboratories

4.

Commercial Uses
Agricultural Services *
Antique Shops
Automobile Dealership *
Automobile Repair Services, Minor *
Automobile Rental/Leasing
Automobile Parts/Supply, Retail *
Bed and Breakfast *
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Boarding House
Business Support Services
Business or Trade Schools *
Commercial Indoor Entertainment
Commercial Indoor Sports and Recreation
Commercial Outdoor Entertainment
Commercial Outdoor Sports and Recreation
Communications Services
Construction Sales and Services *
Consumer Repair Services
Convenience Store *
Fuel Center *
Funeral Services
Garden Center *
Gasoline Station *
Hospital
Hotel/Motel/Motor Lodge
Kennel, Commercial *
Pawn Shop
Personal Improvement Services
Personal Services
Restaurant, Drive-in or Fast Food *
Restaurant, General
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C-2 District Regulations

Retail Sales
Studio, Fine Arts
Veterinary Hospital/Clinic
5.

Industrial Uses
Recycling Centers and Stations *

6.

Miscellaneous Uses
Amateur Radio Tower *
Parking Facility *

(B)

The following uses are allowed only by special use permit pursuant to section 30-19. An
asterisk (*) indicates additional, modified or more stringent standards as listed in article
IV, use and design standards, for those specific uses.
1.

Civic Uses
Adult Care Residences
Halfway House
Life Care Facility
Nursing Home
Religious Assembly *
Utility Services, Major *

2.

Commercial Uses
Adult Business *
Automobile Repair Services, Major *
Car Wash *
Commercial Indoor Amusement
Dance Hall
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Equipment Sales and Rental *
Manufactured Home Sales *
Mini-warehouse *
Outpatient Mental Health and Substance Abuse Center
Recreational Vehicle Sales and Service *
Surplus Sales
Truck Stop *
3.

Industrial Uses
Custom Manufacturing *
Industry, Type I
Landfill, Rubble *
Transportation Terminal

4.

Miscellaneous Uses
Broadcasting Tower *
Outdoor Gatherings *

(Ord. No. 82493-8, § 2, 8-24-93; Ord. No. 022796-14, § 1, 2-27-96; 042297-14, § 1, 4-22-97;
Ord. No. 042799-11, § 2, 4-27-99; Ord. No. 102803-15, § 2, 10-28-03; Ord. No. 102505-7, § 2,
10-25-05; Ord. No. 042208-16, § 1, 4-22-08; Ord. No. 052411-9, § 1, 5-24-11, Ord. No. 11121315, § 1, 11-12-13, Ord. No. 062816-4, § 1, 6-28-16)
Sec. 30-54-3. Site Development Regulations.
General Standards. For additional, modified, or more stringent standards for specific uses, see
Article IV, Use and Design Standards.
(A)

Minimum lot requirements.
1.

Lots served by private well and sewage disposal system;
a.

Area: 1 acre (43,560 square feet).
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b.
2.

(B)

a.

Area: 15,000 square feet.

b.

Frontage: 75 feet on a publicly owned and maintained street.

Front yard:
a.

Principal structures: 30 feet, or 20 feet when all parking is located behind
the front building line.

b.

Accessory structures: Behind the front building line.

2.

Side yard: None.

3.

Rear yard:

4.

a.

Principal structures: 15 feet.

b.

Accessory structures: 3 feet.

Where a lot fronts on more than one street, front yard setbacks shall apply to all
streets.

Maximum height of structures.
1.

(D)

Lots served by either public sewer or water, or both:

Minimum setback requirements.
1.

(C)

Frontage: 100 feet on a publicly owned and maintained street.

Height limitations:
a.

Principal structures: When adjoining property zoned R-1 or R-2, 45 feet,
including rooftop mechanical equipment. The maximum height may be
increased, provided each required side and rear yard adjoining the R-1 or
R-2 district is increased two feet for each foot in height over 45 feet. In all
locations the height is unlimited unless otherwise restricted by this
ordinance.

b.

Accessory structures: actual height of principal structure.

Maximum coverage.
1.

Building coverage: 50 percent of the total lot area.

2.

Lot coverage: 90 percent of the total lot area.
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(Ord. No. 62293-12, § 10, 6-22-93)

7

Use & Design Standards – Civic Uses

Sec. 30-83-9. Religious Assembly.
(A)

General standards:
1.

Any outdoor activity area, swimming pool, or ball field or court which adjoins a
residential use type shall be landscaped with one (1) row of small evergreen trees
in accordance with Section 30-92 along the property line adjoining the residential
use type. Where night-time lighting of such areas is proposed large evergreen
trees shall be required.

2.

When a place of religious assembly adjoins a residential use type, a Type C buffer
yard in accordance with Section 30-92 shall be provided between the parking
area(s) and the residential use type.

3.

Expansions of existing uses are permitted by right.

(Ord. No. 42694-12, § 19, 4-26-94; Ord. No. 042799-11, § 2, 4-27-99; Ord. No. 052411-9, § 1,
5-24-11, Ord. No. 111213-15, § 1, 11-12-13)

1

Principal Industrial: A future land use area where a variety of industry types are encouraged to
locate. Principal Industrial areas are existing and planned regional employment centers and are
distributed throughout the county, convenient to major residential areas and suitable highway
access. Due to limited availability, areas designated as Principal Industrial are not appropriate
for tax-exempt facilities.
Land Use Types:

Agricultural - Industries which involve the manufacturing, storage,
marketing and wholesaling of agricultural products. These industries may
also be located outside of the Principal Industrial areas, within the rural
designations, where agricultural skills may be found.
Small Industries and Custom Manufacturing - These industries typically
serve a local market and may involve the on-site production of goods by
hand manufacturing.
Mining and Extraction - These facilities locate according to the availability
of natural resources.
Industrial - Conventional freestanding industrial uses, warehouses,
wholesalers, storage yards.
Industrial Parks - Large tracts of land that are subdivided, developed and
designed according to a unified plan. These parks are employment centers
and may include mixed land uses including supporting retail services.
These types of industries are encouraged to develop in Principal Industrial
areas. Planned industrial parks should incorporate greenways, bike and
pedestrian paths into their designs and link these features to surrounding
neighborhoods where appropriate.

Land Use Determinants:

EXISTING LAND USE PATTERN - Locations where industry has
historically developed.
EXISTING ZONING - Locations zoned industrial.
ECONOMIC OPPORTUNITY AREAS - Locations identified by
Roanoke County as an economic opportunity area.
EMPLOYMENT CENTERS - Locations where labor-intensive
industries exist.
TOPOGRAPHY - Locations that can be developed in an
environmentally sensitive manner and that are outside of the
designated floodplain.
RESOURCE PROTECTION - Locations that can be developed in
such a way as not to threaten valuable natural resources.

WATER AND SEWER SERVICE AND SUPPLY - Locations
where water and sewer service exist or can be provided in the near
future.
ACCESS - Locations served by an adequate public street system
that does not direct traffic through existing residential
neighborhoods.
TRANSPORTATION CENTERS - Locations within close
proximity to rail, airport and major street systems.
URBAN SECTOR - Locations served by, or in close proximity to
urban services.

