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Gateway Crossing Area Plan

1. INTRODUCTION

1.1 AreaPlan Purpose

Gateway Crossing is the front door to Botetourt County. It is where three major routes i U.S. 220, U.S.
11, and Interstate 81 T come together, and is also a key passage between ridges for the world famous
Appalachian Trail. The area has been a critical juncture for travelers and local residents for decades. As
the county grew, t he ar ea6s imeasingly aandested,i hindering isr
development potential. But changes are coming to Gateway Crossing. The Virginia Department of
Transportation is rebuilding the exit 150 interchange. This project is designed to improve safety and traffic
flow along U.S. routes 220 and 11. This major project will also improve access to land for new
development. As a result, the county decided that the timing was right to take a closer look at how the
land around the interchange may develop over time and create a vision for the future of this critical area.
The purpose of this area plan is to clarify th
and to establish policy for future development of the area so that the vision may be realized.

1.2 Gateway Crossing District Goals

This area plan builds on a study conducted in 2015 of market potential for various types of development.
This study, named the Exit 150 Market Study and Conceptual Master Plan (hereafter referred to as the
Exit 150 study) also yielded a vision for how the area could develop over time through infill development
and redevelopment. The overarching vision is of a walkable district with a mixture of uses including
housing and locally-serving shops and offices to the west of Interstate 81, and both local and highway-
serving shops, hotels, and services to the east of Interstate 81. New sidewalks, greenways, bicycle lanes,
and a local street network would knit the area together and better connect it to the Roanoke Valley region.
This vision points to six key goals for the future development of Gateway Crossing.

1. Develop a mixed use center that is an attractive gateway to Botetourt County.

Create a walkable district connected by trails and a network of walkable and bike-friendly streets.
Revitalize Gateway Crossing as an economic hub of Botetourt County.

Updat e t h devalopnientpofioles and codes to support the Gateway Crossing vision.

Unlock new development opportunities by providing street access from Routes 220 and 11.

o o > w N

Build a stronger connection to the Appalachian Trail to leverage this unique asset.

1.3 Relationship to the County Comprehensive Plan

r a

ou

This area plan willbecome an amendment to the countybés comprehert

Board of Supervisors. It will supersede previously adopted policies, such as the future land use map
adopted in 2011, for the Gateway Crossing study area. It will also amend the comprehensive plan to
designate urban development areas, which are described in chapter 2.4.

1.4 Planning Process

The Gateway Crossing Area Plan builds upon the vision of the Exit 150 study. This study identified
market-supported development opportunities in this district and illustrated a conceptual land use plan for
the area. This vision, while enjoying broad support, has not officially been adopted as county policy.
Setting policy is a key outcome of this area plan. Therefore, the planning process for the area plan picked
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Gateway Crossing Area Plan

up where the Exit 150 study left off. The county engaged a stakeholder committee through meetings and
a design charrette meeting, and held an open public meeting, during the development of the Exit 150
study. For the area plan, the county reconvened a Stakeholder Committee to provide its consulting team
with guidance on key elements of this plan, such as the future land use map, the connectivity plan, and
the design principles. The members of the Stakeholder Committee are listed in the table below.

Name Affiliation

Todd Dodson, Board of Supervisors, Amsterdam District

Mac Scothorn, Board of Supervisors, Valley District

Joyce Kessinger Botetourt County Economic Development Authority
Lyn Hayth CEO, Bank of Botetourt

Bill Thurman Chair, Planning Commission, Valley District
Hiawatha Nicely Planning Commission, Amsterdam District

B Painter Developer and study area property owner

Andy Kelderhouse President, Fralin and Waldron

Les Talbot Study area property owner

Steve Mabry Study area property owner

Andrew Downs Regional Appalachian Trail Conservancy Regional Director

The county also held an open house on September 19, 2016 at the Greenfield Education and Training
Center to share initial land use, connectivity, and design concepts and gather feedback. More than 60
people attended the open house and shared their thoughts on the future of Gateway Crossing. A
summary of their ideas is provided below:

= =4 =8 4 =4

= =

Having a mix of land uses in the area is important, especially for attracting younger people.

The Appalachian Trail is a key asset that brings a lot of business to the area.

The Appalachian Trail could use a safer crossing of Route 220; a bridge would be preferable.

A new public park connected to an Appalachian Trail trailhead is an exciting possibility.

A regional tourist information center would be a good use of land in this area. It could provide
information about the countyés history, the
Clean industries are desirable.

The U.S. Bike Route 76 also comes close to the Gateway Crossing district on Routes 11 and 779
(Catawba Road), bringing the potential for more tourists to the area.

Providing sufficient water and sewer capacity to serve the Gateway Crossing area is important.
Several vacant properties on Route 220 between Interstate 81 and Commons Parkway are
development opportunities.

Attractive development in Gateway Crossing is important for drawing people into the county.
Access and visibility are keys to business success in Gateway Crossing.

Access and traffic congestion are keys for residential success in Gateway Crossing.

GATEWAY CROSSING AREA PLAN 2
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1 The Pilot service station is an important tax revenue generator and it will be difficult to access
after the VDOT project is complete. Maintaining a left turn from Route 220 south to Route 11 north
is important.

1 New development in the Gateway Crossing area will bring additional traffic that will need to be
accommodated.

1 Botetourt County has great mountain views that are important to its residents. Future development
should fit within the landscape and minimize disruption of view sheds.

1 The county could use more affordable housing options, especially with new jobs coming.

Consider accommodating a branch of the local community college in Gateway Crossing.

1 The area could use more upscale restaurants.

=

2. PLANNING CONTEXT

2.1 Comprehensive Plan

Botetourt County adopted its first comprehensive plan in Comprehensive Plan Vision
1975. The county adopted the current version in 2004 and
updated it in 2011. The current plan has a 2030 planning
horizon.

"Envision a community where
County residents are attaining higher
educational and economic goals; are
The 2011 update emphasizes the desire for managed enjoying a quality of life marked by
growth, and that growth along 220 and 1-81 should be
largely commercial development that caters not just to
through travelers, but transforms the area into a place.
That place has since been designated as Gateway
Crossing.

safety and security, environmental
protection, quality business and
residential development, and a
variety of recreational and cultural
opportunities; and are pleased with

the value and cost of government
The land use section of the comprehensive plan s e r v i c@omprahensive Plan,

Land Use Elements

acknowledges the i mportancepgdi)the Countyds agricul

heritage and rural, small town character. The plan states
thatthecounty #Ashould mitigate rapid growth along
220 to preserve the rural character north of Daleville, and promote more growth around incorporated
towns. o0 (page 35)

The plan calls for balanced and compatible growth, development that respects rural and natural areas,
and recommends focusing future growth towards Urban Development Areas. The plan emphasizes infill
development, discourages scattered development, highlights the importance of protecting view sheds,
and encourages cluster development as well as mixed use centers with multi-modal connections. It also
calls for the continual review and update of the plan, zoning, and subdivision ordinances, in coordination
witht h e c otowmg. Ne@v growth is encouraged close to existing towns and centers in a compatible,
context sensitive manner, with coordination and careful planning.

Mixed Use Centers and Urban Development Areas

The county in 2011 called for promoting growth in Urban Development Areas (UDAs). UDAs are a
planning tool that helps local governments in Virginia create great places by focusing capital investments
on target growth areas. Virginia authorized UDAs in 2007 (Virginia Code § 15.2-2223.1.) as a requirement

GATEWAY CROSSING AREA PLAN 3
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for certain high growth localities, such as Botetour t County, to designate are
projected residential and commercial growth in the locality for an ensuing period of at least 10 but not
more than 20 years.o I n 2012, however, the state an

make them optional. UDAs now can be any areas designated by a locality in their comprehensive plan
for higher density development that incorporate the principles of Traditional Neighborhood Development
(TND). These principles embody classic characteristics of traditional communities such as:

1 Walkable neighborhood centers
I Interconnected streets and

blocks
1 Diversity of land uses and Mixed Use Centers
housing types fMixed-use centers bring together medium-to high-

9 Easy access to jobs, housing and
recreation by a variety of travel
options (auto, bus, walk, bike)

density residential and non-residential uses within a
walkable, bicycle-friendly, and/or transit-accessible
development framework. Uses can be mixed
vertically, within buildings; or horizontally, when
tightly clustered in a pedestrian-friendly arrangement.
Due to the diversity of uses and activities, mixed-use

In 2016 the county proposed designating
Daleville Town Center and Gateway
Crossing as Urban Development Areas.
This designation will become official

once the county amends its centers are typically vibrant destinations that attract
comprehensive plan to identify these attention due to their level of activity. Fundamentally,
areas as UDAs. This action is consistent g mixed-use center should provide a full service
with the comprehensive plan, which environment and diverse land uses (residences,

\dentified both areas as Mixed Use offices, retail, service, entertainment, civic, and open
Target Areas. These are areas where

the county envisions a mix of medium space) for residents, employees, and Vvisitors.0

and high density residential and non- (Comprehensive Plan, page 51)
residential uses within a walkable and
bicycle-friendly area. The plan further
defines the Gateway Crossing Area as Regional Mixed Use, calling it an area that may be appropriate
for housing, office development, hotels, movie theaters, and region-serving retail uses such as
department stores and specialty stores. Therefore, the Mixed Use Target Areas are generally
consistent with intent of Urban Development Areas and designating them as such is appropriate.

Once the county designates UDAs, it will also open an additional avenue through which the county can

qualify for transportationf undi ng under the statebds new Smart Scal
Transportation projects are eligible for funding through Smart Scale if they relate to a designated need

in a Corridor of Statewide Significance or Regional Network, or a UDA. Members of the Stakeholder

Committee and the public raised concerns about access management and traffic flow along Route 220.

The UDA designation could help the county secure funding for improvements to this critical arterial

highway, which connects the two proposed UDAs.

Transportation and Streetscape Design Standards

The transportation section of the comprehensive plan highlights the importance of key gateways, such
as Gateway Crossing, for shaping the impressions that people form about Botetourt County. Both their
function and aestheti cs ar eendraftypfuturetdeveldpmentialorng Bgietoartn st a
County's primary highways should increasingly be a mixture of land uses conditioned upon the provision

GATEWAY CROSSING AREA PLAN 4
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or existence of adequate public facilities, the preservation of highway capacity, and improvements to
access control. o0 (Page 54). Mi xed use devel opment
strategies for achieving this desire. Mixed use development allows people to meet some of their needs
within their community without needing to travel on the primary highway system, such as Routes 220 and
11. Transportation planners call this concept internal capture. Interconnected streets are also important
because they provide people with multiple ways of getting from point A to point B, rather than funneling
all travel onto major highways. This area plan, by encouraging a mix of uses in Gateway Crossing, and
by encouraging a network of interconnected streets, will help the county meet its goal of providing safe
and efficient mobility for all modes of transportation. (page 62)

The countydbds compr ehen gdetgcape gekignrstanddrds. dhe standdrds ard rotr
specified in the comprehensive plan. But this area plan supports the comprehensive plans call for
streetscape design standards for the Gateway Crossing area. The plan states that i pplied to 1-81, at
Exit 150, streetscape design standards can greatly improve the aesthetics and sense of safety for the
area surrounding the interchange. This would improve the gateway into the Botetourt community from
the south, and help change the overall character of land uses. Visually cohesive streetscapes use a
variety of techniques including landscaping, undergrounding of utilities, and other streetscape

i mprovements along street front(Ragex®) t hat refl ect

2.2 Botetourt County 2017-2021 Capital Improvements Plan

The Capital Improvements Plan (CIP) guides continued investmentinthecount y6s physi cal

and facilities and is reviewed and adopted annually. It reflects priorities for growth and development
outlined in the comprehensive plan. The 2017-2021 budget: does not include any streetscape, bicycle,
or pedestrian improvements in the Gateway Crossing area. The CIP is a tool that the county can use to
implement some of the ideas embodied in this plan, such as a new park space with parking, local trails,
and signage for an enhanced Appalachian Trail trailhead, or for the network of shared use paths
envisioned in this area plan.

2.3 Exit 150 Market Study and Conceptual Master Plan

The Exit 150 Study produced two main outcomes. The first is an assessment of potential future demand
for land uses in the Gateway Crossing District. The second is a conceptual land use plan for the area.
This area plan builds on the Exit 150 study, translating those market opportunities and development
concepts into county policy. This section provides a summary of the market study component. The
conceptual master plan is described in chapter 4.

The market assessment found that within the study area, which is slightly smaller than the area covered
by this area plan, there are 360 acres of underutilized or unimproved properties. Of these acres, 229 are
agriculturally zoned and 57 are zoned residential. There are 268 acres, encompassing 72 properties, that
have substantial improvements. Of this group, 13 properties on less than 50 acres are considered to
have moderate redevelopment potential. In summary, the Exit 150 study found substantial development
and redevelopment opportunities in Gateway Crossing. However, some of these opportunities, such as

1 http://www.co.botetourt.va.us/government/documents/finance/FY17 advertised_budget CIP.pdf
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large tracts of undeveloped land off Tinker Mountain Road, will require improved access before they can
be developed.

The Exit 150 Study also assessed market demand for different types of commercial and residential land
uses, especially in the context of its location in the larger Roanoke catchment area that includes 31,000
households. The assessment found gaps in many retail categories, except for grocery. It also found that
the strategic location of Gateway Crossing would appeal to the population living north, who would
normally drive to Valley View or Tanglewood regional retail centers further south. The presence of
Interstate 81 and its 50,000 daily travelers in this area are also a major generator of market demand, and
may drive the development of additional hotel rooms. The Exit 150 Study also found substantial

residential demand in this area, stating that A mar k et rate apartments i
environment may be the winning formula for future development in the Exit 150 area . (Bage 1-7). A
summary of the market supportable development opportunities is listed below. It is important to note,
however, that this study preceded numerous business location announcements in 2016 that are expected

to bring up to 1,000 new jobs within the next 10 years.

Table 1 - Market Supportable Development Opportunities. Source: Exit 150 Study

Use

Auto Parts

Florists, used merchandise,
and miscellaneous

Full-and limited service
restaurants

Electronic and appliances

Sporting goods

Office supplies

Building materials, lawn and
garden supplies

Groceries

Pharmacies and drugs

General merchandise

Clothing and Clothing
Accessories

Specialty retail (fashion
center/outlet mall)

Quantity
RETAIL MARKET POTENTIAL

22,000 to 28,000 square feet (1 to 2 stores)

9,000 to 16,000 square feet (4 to 8 stores)

20,000 to 30,000 square feet (4 to 8
establishments)

5,000 to 12,000 square feet (1 store)

22,000 to 33,000 square feet (1 store)

4,800 to 7,000 square feet (1 store)
12,000 to 17,500 square feet (1 store)

Upgrade offerings, but no new stores

15,000 to 25,000 square feet (1 store)

500 to 700 square feet (1 store)
5,000 to 9,000 square feet (1 to 2 stores)

100,000 to 150,000 square feet (multiple
stores)

Requisite Conditions

Convenience

In shopping center
environment

Suitable visibility,
access and
environment, national
chains

Convenience, access
and visibility

Suitable visibility and
access

Convenience

Convenience

Perceived weakness in
the marketplace

Convenience, access
and visibility

Convenience

Convenience, access
and visibility

Suitable visibility and
access, must be unique

GATEWAY CROSSING AREA PLAN
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Use Quantity Requisite Conditions

retail destination in the
marketplace

HOTEL MARKET POTENTIAL

Upper midscale hotel 80 to 150 rooms; 1 to 2 new or repositioned  Suitable visibility,
access and
environment, transient
stopping point

MULTI-FAMILY RESIDENTIAL MARKET POTENTIAL

Apartment and townhouses 25 to 50 average annual units Access and
environment, lack of
local housing choices

2.4 Urban Development Areas

Background

Urban Development Areas (UDASs) are a planning tool that helps local governments in Virginia focus
capital investments on target growth areas. Upon adoption of this area plan, Botetourt County will
designate the Gateway Crossing district and Daleville Town Center as urban development areas (UDAS)
consistent with Section 15.2 7 2223.1 of the Virginia State Code.2 The purpose of the UDAs is to
encourage compact, mixed use development in those areas of the county where it is most appropriate.
The UDA designation does not restrict development outside of the UDAs.

There are several benefits to designating UDAs in Botetourt County. Taking this step can improve the
efficiency of services and infrastructure by encouraging growth in areas where existing or planned
infrastructure can accommodate it. Also, concentrating growth and development in these zones may

reduce development pressure in other areas of the county, thus allowing for the preservation of rural
character and open space It also opens an additional avenue through which the county can qualify for
transportation funding wunder the stateds new Smart
projects are eligible for funding through Smart Scale if they relate to a designated need in a Corridor of
Statewide Significance or Regional Network, or a UDA. Designating one or more UDAs will also allow
Botetourt County to fulfildl a stated goal of i ts
Development Areas in the place or places where a variety of land uses, facilities, and services exist and

are planned to support the Countyodés futuresgrowth,

The county is also facing many of the same issues faced by other suburban and rural counties in Virginia.
The aging population and declining average household size is expected to increase demand for different

2. 20 S 02 dzNT s 2odwjsier @ith the definition of an urban development area in Virginia State Code. An urban
RSPSt2LIv¥Syd FNBI A& alby FNBIF RSaAdaylFrGSR o6& | t20FtAGe (K
proximity to transportation facilitieghe availability of a public or community water and sewer system, or a developed area
YR O0AAO0 G2 GKS SEGSylG FSFraaotSz (2 0S8 dz&ASR T2NJ NBRS@St 2
3 Botetourt County Comprehensive Plan 2010. Page 43.
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types of housing than the traditional single-family detached house, which accounts for the vast majority
of housing in Botetourt County. In many localities across Virginia, these trends are leading to the
development of walkable neighborhoods with a variety of housing types that have easy access to shops,
jobs, and entertainment. Supporting more of this type of development in Botetourt County will support
economic development, and provide new housing for people that will be moving to the area for the new
jobs recently announced at the Botetourt Center at Greenfield and in Daleville.

UDA Geography

The Urban Development Areas cover the Daleville Town Center area and the Gateway Crossing district

that is the subject of this area plan. The county identified the UDAs through a study in 2016 funded by

the Office of I ntermodal Planning and I nvestmentds
Program.

Traditional Neighborhood Design Principles

Urban Development Areas are intended to encourage development that makes use of traditional design
principles, which are important for the county because they emphasize walkability and a mixture of
housing types and commercial uses. Demand for development with these features is growing not just in
Virginia, but across the nation. growing nationwide and in Virginia. It is the ¢ 0 u n policg t® encourage
within the UDAs the following traditional town design principles:

1 Pedestrian-friendly road design

Interconnection of new local streets with existing local streets and roads

Connectivity of road and pedestrian networks

Preservation of natural areas

Mixed-use neighborhoods and a mixture of housing types

Reduction of front and side yard building setbacks

Reduction of subdivision street widths and turning radii at subdivision street intersections to calm
traffic on local streets, as permissible by VDOT standards.

91 Public gathering spaces, such as plazas and small parks.

=A =4 =4 4 =8 4

These principles are not new to Botetourt County. The county has a TND zoning designation that has
been applied in Daleville Town Center.

The geography for the UDAs is illustrated in the figure below.
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Figure 1 - Botetourt County Urban Development Areas
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