
 
 
 
 
August 3, 2026 
 
 
Ms. Shelly Caldwell 
Montgomery County Planning & GIS 
755 Roanoke Street, Suite 2A 
ChrisƟansburg, VA 24073 
 
RE: Phipps Peppers Ferry Road SUP 
 Job No. 4014.0 
 
Dear Ms. Caldwell: 
 
 Please find enclosed a submiƩal on the above referenced project for your review and comment. 
Below is a list of the items included in this submiƩal: 
 

 Peppers Ferry Road Contractor Storage Yard Special Use Permit dated August 3, 2026 
 Property Owner Consent and AuthorizaƟon dated July 30, 2026 

 
Thank you for your Ɵme in reviewing this project. If you have any quesƟons, please feel free to 

contact me by phone or email (info@foresightdesignservices.com). 
 

Sincerely, 
Foresight Design Services 
 
 
John T. Neel, P.E. 
President 

 
Enclosures 
 
cc: Rick Phipps (via email) 
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Peppers Ferry Road Contractor Storage Yard 
NARRATIVE 

 
Executive Summary 

The applicant, Black Diamond Resources, has acquired an approximately 170-acre property located on 
Peppers Ferry Road just before Route 114 enters Pulaski County.  The applicant is a grading and utility 
contractor and has a need for an inert fill site to take material from time to time for use by construction 
projects in Montgomery County.  The applicant also has a need for additional acreage to act as a contractor 
storage yard and proposes to use part of the site for this purpose and intends to construct 2 buildings on 
site up to 20,000 square feet each.  These uses are being submitted as two separate SUP applications. 

 

This proposal is consistent with the County’s newly adopted Comprehensive Plan, Montgomery Matters.  
Further analysis is provided later in this application package. 
 
 
Development Considerations 

 

Location – This proposed Contractor Storage yard is located on Peppers Ferry Road (Rt. 114) just before 
entering Pulaski County.  This site is uniquely suited to be a Contractor Storage Yard in that it is directly 
located on a minor arterial roadway as defined by VDOT’s Functional Classification system.  Per the 
VDOT Functional Classification Comprehensive Guide from June 2025, Minor Arterials link cities and 
large towns, along with other major traffic generators, and form an integrated network providing 
interstate and inter-county service.  The location on a Minor Arterial Road along with the buffer of the 
Norfolk Southern railway make this site ideally located for an inert fill site and a contractor storage yard. 

 

Access – The proposed inert fill site and contractor storage yard will be accessed directly from Peppers 
Ferry Road.  VDOT has been consulted and while the site does not warrant a right-turn lane, the 
applicant is proposing to install a 100’ right turn lane and taper due to the gradient of Peppers Ferry 
Road and the expectation that the percent of heavy trucks turning into the site will be greater than a 
typical commercial entrance. 

 

Utilities – No utilities other than electricity are proposed for the site.  Should the potential buildings for 
the contractor storage yard be constructed in the future and the applicant desire to serve the site with 
water and sewer, the applicant will work with the Montgomery County PSA to extend utilities to the 
site. 

 

Economic Development – This site will serve a need for Montgomery County that is vitally needed.  
Black Diamond Resources serves multiple construction projects throughout Montgomery and Pulaski 
Counties.  Having a convenient location to store and service equipment and materials will allow for a 
more competitive economic environment.  This location will not only serve to provide a strategic 
economic advantage to Black Diamond, but will also help Montgomery County remain competitive and 
attractive regionally.  This site will serve to support and encourage employment and the tax base of 
Montgomery County. 
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Noise – The site will intermittently have equipment delivered to and picked up from the site during 
business hours. The Type 4 Buffer will mitigate noise impacts to the surrounding residential property.  
The site is also within the vicinity of the Radford Army Ammunition Plant and the Norfolk Southern 
Railway line.     

 
Dust – This site will be governed by an Erosion and Sediment Control Plan that has dust control integral to 
its requirements that will be enforced by the County Engineering staff through routine inspections.  
 

Lighting – The proposed inert fill site and contractor storage yard will be secured by a gate at the 
entrance to the site.  No lighting is proposed for the site other than security lighting for the contractor 
storage yard.  Any lighting will meet the requirements of the Montgomery County Zoning Ordinance.   

 

Signage – Any signage for the site will meet the requirements of the Montgomery County Zoning 
Ordinance.   

 

Stormwater management – The proposed inert fill site and contractor storage yard will be developed 
with the submission of a site development plan to Montgomery County.  The site plan will be reviewed 
by the Montgomery County Planning Department, Montgomery County Engineer, and VDOT.  The site 
plan will include a full design for the stormwater management on the site.  Each phase of the fill site will 
include a stormwater management pond designed for water quantity.  Stormwater quality will be 
addressed through the designation of conserved open space on the undeveloped portion of the 
property and possibly the purchase of nutrient credits if needed. 

 

Environmental Considerations – The proposed inert fill site and contractor storage yard are being 
developed on a site that was recently logged for timber.  Logging operations are exempt from Virginia 
Erosion and Sediment Control Regulations.  This proposed inert fill site and contractor storage yard will 
be developed with a site plan including erosion and sediment control as well as stormwater 
management designs in accordance with local and state regulations and the plan will be reviewed and 
approved by Montgomery County. 

 

Hours of Operation – Site will generally conform to normal business hours from 7am-6pm Monday-
Saturday; however occasional variances may occur as needed.  Site will be closed on Sundays.   

 

Employees – This site will typically have 0-5 employees on the site at any one time.   

 

Conclusion 

This site is ideally located for development into an inert fill site and contractor storage yard.  This site 
has the topography needed to allow for large amounts of fill to be placed on this site with minimal 
geographic or visual impacts.  It’s location directly on a minor arterial road minimizes the potential 
traffic impacts to adjacent properties and this site’s location allows convenient service to the critical 
building areas in the County, including Blacksburg and Christiansburg, as well as Pulaski County.  
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Peppers Ferry Road Contractor Storage Yard 
COMPREHENSIVE PLAN JUSTIFICATION 

 

  
 

  

5



Comprehensive Plan Justification 
 
Introduction: 
 
Any development within Montgomery County is viewed by the Board of Supervisors, Planning 
Commission, County Staff, and Citizens through the prism of the comprehensive plan.  Montgomery 
County recently updated its Comp Plan by adoption of the Montgomery Matters Plan 2045.  The 
following analysis will address points within the comprehensive plan and discuss how the proposed use 
aligns with the vision, goals, and objectives of the comprehensive plan.  The analysis below includes 
some excerpts from the Comp Plan.  Refer to www.montgomerymatters.com for the full plan.   
 
The subject property is identified in the Comprehensive Plan as having a future land use of Outdoor and 
Natural Preservation.     
 
Overview:  
 
The project proposes to develop a little less than 9 acres of an approximately 170-acre property into a 
contractor storage yard.  The site is also proposed for an inert fill site, but this analysis is for the 
contractor storage yard only.  The site is on Peppers Ferry Road (Route 114) just inside Montgomery 
County adjacent to the New River and the Pulaski County Line.  The site is marked by substantial 
topography and being bordered by the Norfolk Southern Rail Line and Peppers Ferry Road.  The site is 
zoned A1 – Agriculture.  Stormwater Management will be achieved through the use of a detention pond 
or ponds constructed onsite.  Stormwater Quality will be handled by the dedication of open space on 
the site and/or nutrient credits.  Once the accompanying fill site is closed out and capped, the area will 
be stabilized and revegetated with grass.  The contractor storage yard is anticipated to continue in 
perpetuity.    
 
The designation of the property as an Outdoors and Natural Preservation Area contains within it the Wo 
designation which projects and allows for some land to be utilized and developed as WORKING LAND.  
Working Land is defined as “Productive open land used for agriculture, forestry, grazing, aquaculture, or 
other land-based production.”  The proposed development of this site fits that description while also 
preserving a significant amount of acreage on the property as conserved open space.  Additionally, the 
fill operation will allow for future use of the land as both grazing and/or agricultural use while the 
contractor storage yard only takes up a little over 5% of the entire acreage.  This proposed contractor 
storage yard is identified as one of the Support Systems for The Periodic Table of Land-Use Elements.  It 
should be considered both Storage and a Service Yard (see pages 195-198 of Montgomery Matters: Part 
Five). 
 
Policy Chapters: 
  
Planning and Land Use 

 
Land Use Goals:   
Goal A – Maintain and protect the County’s rural qualities and natural resources by promoting 
growth in areas with existing infrastructure and services.   
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Discussion – This proposed use is allowed by SUP in the A1 zoning district.  The 
Comprehensive Plan is a broad document, and this proposed use will serve to maintain the 
rural nature of this parcel for the future by only encompassing about 5% of the total parcel 
area.  This land is not prime farmland, but the filling of it with inert fill could possibly create 
additional grazing and agricultural acreage in the future.  That use would not be negatively 
impacted by an adjacent contractor storage yard.  The land has previously been harvested for 
timber. 
   
Economic Goals:   
Goal B – Diversify the County’s economy and workforce for a more resilient region that does not 
rely on too few industries.   
 
Discussion – This proposed use will support ANY project in the county that has a need to 
dispose of inert fill and is being serviced by Black Diamond Resources.  This provides wide-
ranging support to construction and development projects of all kinds and throughout the 
western half of the County.   
 
Environmental Goals:   
Goal A – Preserve, conserve, and manage natural resources and rural qualities as a sustainable 
asset to benefit County citizens and future generations..   
 
Discussion – One of the key parts of this SUP request is the proposed conserved open space 
that might not be part of a residential development or a fully agricultural use.  This SUP 
proposes to preserve approximately 50 acres of open space buffering the property line closest 
to the New River.  This acreage averages over 400’ in width.  Additionally, this particular SUP 
request only utilizes about 5% of the overall site.   
 

 
Conclusion: 

 
With typical grading and utility contractors needing places to store equipment, the best location for a 
use such as this is adjacent to a minor arterial road that will minimize the impacts to adjacent 
properties.  This central location adjacent to Route 114 is ideal for the creation of an inert fill site and 
contractor storage yard also is in alignment with the Montgomery Matters Comprehensive Plan.     
  

7



Peppers Ferry Road Contractor Storage Yard 
EXHIBIT 
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