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A G E N D A 

Thursday, March 26, 2026 
6:00 p.m. 

 

1. Call Meeting to Order 

2. Adoption of Agenda 

3. Adopt February 26, 2026, meeting minutes 
4. Citizens Time 
5. Reconvene Special Use Permit Application from Zane Kite to establish a Junkyard  
6. Zoning Administrator Report 
7. Other Business; if any 
8. Questions/Comments from Commissioners 
9. Recess. 

 
 

JOINT PUBLIC HEARING WITH BOARD OF SUPERVISORS 
7:00 p.m. 

10. Chairman of the Board and Chairman of the Planning Commission call the joint public 
hearing to order. 

11. Special Use Permit: Application from DeBusk Farms LLC to establish a Recreational 
Vehicle Park at 1446 Buckeye Hollow Road, Saltville (Tax Map No. 41-A-109B). 

12. Adjourn public hearing. 
13. Reconvene Planning Commission meeting to deliberate. 
14. Adjournment. 

Planning Commission 
121 Bagley Circle, Suite 120 

Marion, Virginia 24354 
 

Direct Phone: (276) 706-8316 
Fax: (276) 783-9314 

 





 
Note from the Clerk: These minutes are written as the agenda was present.  Some votes may appear out of order. 

 
SMYTH COUNTY PLANNING COMMISSION 

Thursday, February 26, 2026 
 

The Smyth County Planning Commission met in their regular meeting on Thursday, February 26, 2026, at 6:30 P.M. in the 
Smyth County Office Building. 
 
Commissioners Present: Hazel Wagoner, Chairperson, Atkins District; Graham Davidson Jr., Vice-Chairman, Chilhowie 
District; David C. Buchanan Jr., Saltville District; Robert Campbell, North Fork District; Lea Meadows, Park District; and 
Paul Shepherd, Rye Valley District. 
 
Commissioners Absent: Tony Dean, Royal Oak District 
  
Staff Present: Becca Creasy and Kelsey Marchant 
 
Adoption of Agenda: Hazel Wagoner called the meeting to order.  David Buchanan Jr. made a motion to approve the 
agenda, which was seconded by Lea Meadows, and unanimously approved. 
 
Minutes: Mr. Buchanan made a motion to approve the minutes of the Thursday, January 22, 2026, meeting.  It was 
seconded by Ms. Meadows, and unanimously approved.   
 
Citizens’ Time: Ms. Creasy introduced the new building inspector for Smyth County, Stacy Barrett. 
 
Site Development Plan: Ms. Creasy introduced Lawerence Ray, who owns property behind 572 St. Clairs Creek Road in 
Chilhowie (property identified as tax map no. 76-A-106).  At the time he purchased the property, two manufactured homes 
were located on the tract, which have since been removed.  He now wishes to make those two existing home sites available 
for rent.  He intends to lease only the lots, with tenants owning their own homes.  He has approvals from VDOT regarding 
an entrance permit and with the Health Department, confirming the existing septic system can adequately serve two 
residences.   
 
Ms. Meadows asked if they would be serving single- or double-wide homes.  Mr. Ray said they would be single-wide homes.  
Mrs. Wagoner asked if he was currently advertising the spots.  Mr. Ray said he is waiting for approvals before advertising.   
 
With no further questions from the Commissioners, at 6:35 p.m., Ms. Meadows made a motion to approve the site 
development plan.  It was seconded by Mr. Davidson, and it was unanimously approved. 
 
Zoning Administrator Report: Ms. Creasy informed the Commissioners of the Board’s approval, based on their 
recommendation, of adding communication towers to the C/R District with a special use permit and their approval of Brian 
Cregger’s special use permit for expanding his kennel. 
 
Other Business: None 
 
Questions/Comments for the Commissioners: None. 
 
With no further discussion, at 6:38 p.m., Mrs. Wagoner called a recess until the joint public hearing with the Board of 
Supervisors. 
 

JOINT PUBLIC HEARING WITH BOARD OF SUPERVISORS 
 

Board Members Present: Charles Atkins, Chairman, Atkins District; Mike Sturgill, Vice-Chairman, Chilhowie District; 
Roscoe Call, Saltville District; Courtney Widener, Royal Oak District; Rick Billings, North Fork District; Jason Parris, Rye 
Valley District; and Kris Ratliff, Park District. 
 
Commissioners Present: Hazel Wagoner, Chairperson, Atkins District; Graham Davidson Jr., Vice-Chairman, Chilhowie 
District; Robert Campbell, North Fork District; Lea Meadows, Park District; Paul Shepherd, Rye Valley District; and David 
Buchanan Jr., Saltville District. 
 
Commissioners Absent: Tony Dean, Royal Oak District 
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Staff Present: Clegg Williams, Assistant County Administrator; Madi Pitts, Executive Assistant; Becca Creasy, Zoning 
Administrator; Kelsey Marchant, Clerk of the Planning Commission; and Stacy Barrett, Building Inspector. 
 
2/26/2026 7:00 PM Charles Atkins, Chairman of the Board of Supervisors, and Hazel Wagoner, Chairperson of the Planning 
Commission, called the joint-public hearing to order.  Mr. Clegg Williams then read the legal ad and rules for a public hearing 
in the record.  

 

NOTICE OF JOINT PUBLIC HEARING 
BEFORE THE SMYTH COUNTY BOARD OF SUPERVISORS AND 

SMYTH COUNTY PLANNING COMMISSION 
 

The Smyth County Board of Supervisors and Planning Commission will hold joint public hearings on Thursday, February 
26, 2026, at 7:00 P.M. (or as soon thereafter as the matter may be heard) in the Smyth County Office Building, 121 Bagley 
Circle, Marion, Virginia, to consider the following: 
 

1. An application from Ralph Stacy Smith for a Special Use Permit to establish a Junkyard at 432 Stone Haven Lane, Marion, 
Virginia, further identified as Tax Map No. 78-A-15B and is zoned Agricultural/Rural. 
 

2. An application from Zane Kite for a Special Use Permit to establish a Junkyard on property owned by Jack Billings Jr. at 
169 Old Prater Road, Marion, Virginia, further identified as Tax Map No. 58-A-25 and is zoned Agricultural/Rural. 
 
Any person may appear and be heard on this matter, subject to the rules of the Smyth County Board of Supervisors and 
Planning Commission. Application materials are available for public review in the offices of the Zoning Administrator and 
County Administrator, 121 Bagley Circle, Marion, Virginia, during regular business hours. Persons requiring special 
assistance under the Americans with Disabilities Act should contact (276) 706-8315 at least 48 hours before the hearing. 
Smyth County complies with Title VI of the Civil Rights Act; for information call (276) 783-3298 or visit www.smythcounty.org. 
 

BY ORDER OF THE 
SMYTH COUNTY BOARD OF SUPERVISORS 

AND THE 
PLANNING COMMISSION 

Shawn M. Utt, County Administrator 
Hazel Wagoner, Chairperson of the Planning Commission 

 
2/26/2026 7:02 PM Mr. Williams then informed the Board and the Commissioners of Mr. Smith’s withdrawal of his special 
use permit application.  He then turned it over to Becca Creasy to present the special use permit from Mr. Zane Kite. 
 
2/26/2026 7:04 PM Ms. Creasy went over Mr. Kite’s special use permit application for a junkyard on property owned by Jack 
Billings Jr at 169 Old Prater Road, Marion.  The site was previously used as a junkyard operated by the Billings family; 
however, operations ceased several years ago, losing its nonconforming use.  In more recent years, materials were 
discarded.  Ms. Creasy then read letters she received concerning the junkyard, reading one letter of opposition from Mr. 
Colton Farley first.  She then read15 letters of support from the following: Dustin Phillips; Lynn Pickel; Jessica Pickel; Eddie 
Hogston; Chelsea Hogston; Aaron Heath; Marcella Gearheart; Michael Beverly; David Miller; Perry Stephenson; Sheena 
Aker; Dorothy Martin; Krista Wyatt; Sandra Minnick; and Glenda Tate.  She then read the requirements for a special use 
permit and a junkyard from the Zoning Ordinance before introducing Mr. Kite. 
 
2/26/2026 7:19 PM Mr. Kite described his business, saying that he buys and hauls off junk cars from people, sells different 
parts people may need, and crushes the vehicle once the vehicle is of no use.  He said he has been doing it for a while now 
but has not had a dedicated lot where he can do his business and to keep up to 200 to 300 junk cards.  With this lot already 
being, at one point, a junkyard, he thought it would be a perfect place for his business.  He said he plans on having a privacy 
fence for the neighbors, be by appointment only, and have, roughly, three employees working for him. 
 
2/26/2026 7:21 PM Mr. Sturgill asked about some of the vehicles still on the property.  Mr. Kite verified that they were up a 
hollow, and the vehicles that were on the property that can be seen are a camper and Mr. Billings’s roll-back.   
 
2/26/2026 7:22 PM Mr. Atkins had several questions concerning how a privacy fence would help with visibility; if there would 
be any land disturbance; and if he would have an office on site.  Mr. Kite indicated that a privacy fence would help some, 
but not much.  He hadn’t planned on doing much grading, nor did he plan on having an on-site office.  However, if the Board 
or Commissioners required him to do either, he’d be happy to do it. 

http://www.smythcounty.org/?utm_source=chatgpt.com
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2/26/2026 7:26 PM Mr. Parris asked why Mr. Kite applied if the property was already a junkyard.  Ms. Creasy clarified that 
the property had not been used as a junkyard for quite some time and lost its right to be a non-conforming use.  Mr. Parris 
asked when it ran out.  Mr. Billings responded that he could not remember when they ceased operations. 
 
2/26/2026 7:29 PM Ms. Meadows questioned why Mr. Kite needed to stack cars if he would be selling parts.  Mr. Kite 
clarified that he accumulates once they’ve taken the needed parts out of the vehicle.  Both Ms. Meadows and Mr. Campbell 
inquired how big the lot was.  Mr. Kite said that it was right at 46 acres; he planned to use about two to three acres.  Mr. 
Campbell asked if the fish hatchery was notified.  Ms. Creasy said they were notified but she had not heard anything from 
them. 
 
2/26/2026 7:31 PM Ms. Meadows asked what he meant by “preparing the land.”  He clarified that he would make the 
property permeable.  Being in proximity of the fish hatchery and streams, he is taking as many precautions as can. 
 
2/26/2026 7:32 PM Mr. Parris and Mr. Widener asked if VDOT would be consulted.  Mr. Williams said that Mr. Kite would 
need VDOT approval.  Mr. Kite said he spoke with Pam Heath at VDOT and Derrick Lester for site engineering.  Currently 
not approved by VDOT, but Mr. Lester is working to get him in compliance. 
 
2/26/2026 7:34 PM Mr. Ratliff asked if the vehicles would be drained of fluids and how long he plans to hold vehicles.  Mr. 
Kite said that he prefers to buy cars without fluids but realizes that it is possible for a vehicle to still have it.  If he were 
crushing them himself, he would keep all fluids contained and would have absorbent solvents for any spillage.  His ballpark 
plan would be to have vehicles for three to four months; however, to give himself grace, he would hold them for up to one 
year or a year-and-a-half.  
 
2/26/2026 7:36 PM With no further questions from the Board and the Commissioners for Mr. Kite, Mr. Atkins opened the 
floor for citizens to speak. 
 
2/26/2026 7:36 PM Mr. Dennis Farley, 307 W. Main Street, Marion; Mr. Joey Cook, 225 Old Prater Road, Marion; and Mr. 
J. D. Hall, 274 Old Prater Road, Marion all signed up to speak in opposition.  Mr. Farley provided the Commissioners and 
the Board with photos he found from Google Maps of what the property looked like prior to it being cleaned up.  They were 
all concerned it would look like what was there prior, shared environmental concerns, that it would devalue their property, 
and asked, “Would you want it if it was beside your property?”  
 
2/26/2026 7:41 PM Mr. Jack Billings, Jr., 1872 Lee Highway, Rural Retreat, spoke in support of Mr. Kite.  Said that he finds 
Mr. Kite to be a big benefit to the community; would not keep it the way his dad kept it up; and stressed that he knows what 
he is doing and thinks the neighbors’ property values would see an increase. 
 
2/26/2026 7:42 PM Mr. Atkins asked if anyone who had not signed up wished to speak.  Mr. Keevin Prater, 662 Lead Mine 
Road, Sugar Grove; and Ms. Rose Likins, 812 Chinquapin Rd, Marion, both spoke in opposition.  Both had similar concerns 
to those who signed up to speak. 
 
2/26/2026 7:47 PM Mr. Kite spoke again, addressing the environmental concerns.  He is willing to do what he can to keep 
it safe.  Stressed that he was not going to have a “hillbilly-run junkyard” that everyone typically sees and is going to extreme 
measures to keep everything safe and clean.  He spoke with a biologist, who showed no concern and the creeks intersect 
after the property. 
 
2/26/2026 7:50 PM Ms. Meadows had questions about fluid drainage and road setbacks.  Mr. Kite made clarifications about 
a mote for drainage and setbacks from the road and river.  He stressed that he cannot use the property until he gets DEQ 
approval. 
 
2/26/2026 7:54 PM Mr. Farley spoke again.  He wanted to stress to both the Board and the Commissioners that they were 
not aware of what 300 cars looked like.  Keep in mind he would have that many cars in rotation. 
 
2/26/2026 7:55 PM With no further comments, Mr. Atkins closed the joint public hearing. 
 
2/26/2026 8:10 PM Mrs. Wagoner reconvened the Planning Commission meeting and opened the floor for discussion.  Ms. 
Meadows asked Mr. Kite several questions regarding sight requirements of a junkyard and asked Mr. Farley a couple of 
questions regarding his property. 
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2/26/2026 8:15 PM Mrs. Wagoner asked if there was a motion.  Ms. Meadows made a motion to recommend the Board 
approve the junkyard with the following conditions: the site be fenced in and follow setbacks determined in Section 4-7 and 
that the site be prepped in case there is an accident with any vehicle fluids.  Mr. Buchanan seconded the motion, and the 
following vote was recorded. 
 
Vote: 3 yeas  Buchanan Jr., Meadows, and Wagoner 
 3 nays  Campbell, Davidson Jr., and Shepherd 
 1 absent Dean 
 
2/26/2026 8:17 PM Due to a tie vote, the motion failed for a lack of majority.  Discussion continued and Mr. Campbell and 
Mr. Davidson indicated that they would like someone from the Virginia Department of Game and Inland Fisheries to respond 
before they made a recommendation.   
 
2/26/2026 8:22 PM Zane Kite – Special Use Permit – Junkyard: Ms. Meadows made a motion to table Mr. Kite’s special 
use permit until next month, until they received something from the Virginia Department of Game and Inland Fisheries.  It 
was seconded by Mr. Davidson, and the following vote was recorded: 
 
Vote: 6 yeas  Buchanan Jr., Campbell, Davidson Jr., Meadows, Shepherd, and Wagoner 
 0 nays 
 1 absent Dean 
 
2/26/2026 8:23 PM Mr. Davidson made a motion to adjourn, it was seconded by Ms. Meadows, and unanimously approved. 
 
 
 
 

___________________________ 

Tony Dean, Secretary 

 

 

 



 
 

APPLICATION FOR SPECIAL USE PERMIT 
Recreational Vehicle Park 

 
 
Applicant:  DeBusk Farms LLC 
Site:   1446 Buckeye Hollow Road, Saltville 
Tax Map No.: Tax Map No. 41-A-109B 
 
Background Information 
DeBusk Farms, LLC received approval for a Special Use Permit on April 10, 2018, to establish a 
recreational vehicle park on property they own on Buckeye Hollow Road. A condition was placed 
on the permit establishing a six-year expiration. The permit was again approved on February 8, 
2024, with the same six-year expiration condition applied. DeBusk Farms, LLC is now requesting 
a Special Use Permit for an RV Park without a set expiration date. 
 
Relevant Zoning Ordinance Sections 
 
Section 3-2  
Article X  
Article VI 

Agricultural/Rural District 
Definitions 
Special Use Permit 

 
Adjoining Property Owners 
 
Danny Ray Hanshew Sr et al 
131 Sycamore Road 
Saltville, Virginia 24370 

 Tiphney H. Evans 
209 Timber Brook Drive 
Saltville, Virginia 24370 

 Eugene Clayton Hess 
115 Miles Lane 
La Follette, Tennessee 37766 

Chad Edward Totten et al 
832 Apex Lane 
Saltville, Virginia 24370 

 Pauline D. Carrico 
799 Sparrow Lane 
Saltville, Virginia 24370 

 Andrea H. Jamison 
1366 Buckeye Hollow Road 
Saltville, Virginia 24370 

Harris Family Irrevocable Trust 
925 Buckeye Hollow Road 
Saltville, Virginia 24370 
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INTERNAL REVENIJE SERVICE DEED

KNOW ALL MEN BY THESE PIIESENTS:

That TllE UNITED STATES OF AMERICA, acting by artd through the Intetnal Revenlre
S€rvice, as Srantor, Karcem Carter, ae Actint Special Agent in Char'ge, CrlrnirEl lnvestigation,
lnte.r'nal Revenue Servlce. l^.rashington D.C. Field ()ffice, in corsideration ot the bid of Thirty
Tlrousand Dollars ($3O,OOO) by DeBusk Farrns, LLC as grant€e, lvhosc rnailing address is:1384
Cedar Branch Rd- Salwille, 1/A 24370 have tranted, bargaincd, sold arld transferred artd by these
presents does lfant, bartain sell and transfer unto grante€ all r-ight. title and interest in and to the
following p.opertyl

SEE EXHIBIT "A" FC)R LECAI. DESCRIIN'ION OF PROPERTY

No warranties. exl)ressed or irnplied, with reference to riarketability, 3afability, lransfeiability or
insurability of titl€ are lncluded herein and th(,: granttll: exl,ressly agrees to accepl whatevcr quality
of title the Unltcd States rnay E'ossess at thi$ tirne.

TO HA\/E ANf,, TO HOLD THE SAME togethL'r vvith aU singular th€ ar)purtenances thereunto
belonliinA or i,r a.rly hrise appe.taininS, and all ttre estate, ritht, title, intercst and clairn whatsoever
in thc said property either in law or cquity, to the use, benefit and behoove of the Grantee, its
su(.cssors and assigrs forcvcr. Said pr()perty Iras been in custody and control of the Llnited States
of Amcrica, and pursuant to the o.dcr o( this Court in Cas€ No 1:12CROOO02 for the western
District of Vir8inia Abin8<l.,rr Division, the ACTINC SPECI/\I- I\CENT IN CHARGE, Criminal
Investitation, lnternal Rcvcnue Service, has been dir€:cted to disposc of s,aid property.

Bct\<
AFTER RECoRDING, MATI, TG TNC,Tn

t
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This deed is exccuted to consurnrnate the 6ale rnade by the AC-TING SPECIAL AGENT lN
CHARGE. Ct'ilrlinal Investitation, lnternal Revenue Scrvicc, Washington D.C- Iield Offic€. in
accordance with the terms of the First Final Order of Forteitur€ by the Urlitcd States District Cou.rt
for the Western District of Virginia Abir€don Division, in the casc of ttre United States of Arnerica
v. Eddie l^/ayne Louthjan, Sr., irrcluding the appurtena:rces and irnprovernenLs thereon, which the
Gtantee r ras t}te succeBsful bidder for the property herein described.

IN IAIITNESS }\II{EREOF, I have siSned artd sealed these presents

this JrJ day ?oL

TIIE UNI:rED STATES OF AITyIERIC&
ACTING BY AND TIIROUG}I T}IE
INTERNAL REVENIJE SER\/ICE

NAME

ES.S

?a*o n.1 5. lollev
PRINTED NAME

tion therein ex

LTNESS lny hand official seal at

Kareem Carter
Acring Spelidl Ageni in Charge
Crirninal Investi gation
Intemal Rewenue S€rvice
\^/ashington D.C. Field Cxflce

personally knowlr to me or who produced a driver's
as identification

STATEOF )
CO9N"I-Y oF l{ o c' rr r n-r )Ci+.1
Before the undcrsiSned authority, this day, personatly appearer! Kare€m Cartea ACfiNG
SPECIAL A(]ENT IN CHARCE, Crirnirlal Investigation, Inteinal Rewenue &rwice who
acknowledgcd to rne that he/she executed the Ioregoing insfrutnent for the purpose and

[\,,.-nol'-,- (;!J (j,6<trrF,

161e at$- 46, o1 20!Le-.

l*, ileL

#ffil'rinted Name

Mv cornrnission ex .ir"., t<;/g &)/a

2

r/1"^.3 /)-
w:rNEss

Notarv Public
y'..a N,.,L. 0"1-
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First Atnerican Tille Insurance Comleany
LEGAL DESCRIPTION

F[e No. '15-531 6

cmmr.mhr / L.gal O...npti@

Commilrn6nl Number: I 5-631 6

ALL ot thst certain tract or parcel ol land. rylng and boing in the North Fork Dl3thct, Stnyth
Counry, Virqinia. and .lescribed as follol,/a:

o€signalsd ar 40.37 acr€s, more or loss, ai shown on a plat of survcy by John S Rasnlck,
c.L-S.. dated Feb.u.ry 20, 2OOa, entltled, 'Plat Showlng A Portlon of the Properay ot Andr6a H.
Jomison & Yvonne L6e Wslkar-. whi,ch aB attacl|€d h€r€to snd rnEdo a pa^ hsr€or, and to whlch
r.f..€nc. i. mad6 aor a mo.c parlicular descdpllon ot the property h6r€rn convoycd.

tNg'rRUT1ENT n16000075L
RECI]RDEO IN IHE CLERK'6 OFFIEE OF

SI1YTH ON
APRIL 6. 2016 AT 09:56Aal
S3O.OO GRANTOR TAX dAS PAID A9

REOU1RED BY SEC 58.1-AO2 OF THE UA. CODE
STATE: s15.00 LoUAL: 515.00

JOHN H. GRAHA}I, DLERK
RECORDED !Y: RHF
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DEBUSK FARMS LLC
41-A-109B

41-A-3

29-A-132

29D-1-86
41-A-109

41-A-109C

41A-5-1

41A-5-1

41A-5-1
41-A-111

29-A-151

BUCKEYE HOLLOW RD

HARLEYVILLE LN

UV 635

VALLEY RD

BUCKEYE 
HOLLOW RD

POSSUM 
HOLLOW RD

Agricultural/Rural (A/R)

41-A-109B

Saltville

´
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