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A G E N D A 

Thursday, April 23, 2026 
6:30 p.m. 

 

1. Call Meeting to Order 

2. Adoption of Agenda 

3. Adopt March 26, 2026, meeting minutes 
4. Citizens Time 
5. Zoning Administrator Report 

a. Zane Kite – Junkyard 
b. DeBusk Farm LLC – RV Park 

6. Other Business; if any 
7. Questions/Comments from Commissioners 
8. Recess. 

 
 

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

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

10. Special Use Permit Requests:  
a. Application from Gena Stanley to establish a Child Day Center at 620 Railroad 

Drive, Marion (Tax Map No. 56C-6-86D). 
b. Application from Chris Saufley to establish an RV Park behind 1200 Hwy 16, 

Marion (Tax Map No. 58F-1-3). 
11. Adjourn public hearing. 
12. Reconvene Planning Commission meeting to deliberate. 
13. 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, March 26, 2026 

 
The Smyth County Planning Commission met in their regular meeting on Thursday, March 26, 2026, at 6:00 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 (arrived 6:22 p.m.); Lea Meadows, 
Park District; and Paul Shepherd, Rye Valley District. 
 
Commissioners Absent: Tony Dean, Royal Oak District 
  
Staff Present: Becca Creasy, Kelsey Marchant, and Clegg Williams 
 
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 passed unanimously. 
 
At 6:07 PM, Lea Meadows informed the Commission that Robert Campbell would be late to the meeting and requested 
permission for him to attend electronically until his arrival. Graham Davidson Jr. motioned to allow Mr. Campbell to join by 
phone; the motion was seconded by Ms. Meadows, passed unanimously. 
 
Minutes: David Buchanan made a motion to approve the minutes of the Thursday, February 26, 2026, meeting.  It was 
seconded by Mr. Davidson and unanimously approved.   
 
Citizens’ Time: At 6:07 PM, Mrs. Wagoner recognized four citizens who signed up to speak during citizen’s time regarding 
Zane Kite’s special use permit for a junkyard. She allowed each three minutes, considering some had not participated in 
the earlier joint public hearing. 
 
3/26/2026 6:10 PM Michael Tuggle of 132 Old Prater Road, and Bill Stamper of 659 Spruce Street, spoke in support of Mr. 
Kite’s request.  Mr. Tuggle expressed appreciation for the opportunity to purchase parts at an affordable price and showed 
his support, provided the property is properly maintained. Mr. Stamper urged the Commissioners to consider the potential 
job creation and economic benefits the junkyard could bring to Smyth County. 
 
3/26/2026 6:14 PM Rebecca Blevins of 353 Old Prater Road, J. D. Hall of 274 Old Prater Road, and Joey Cook of 225 Old 
Prater Road, spoke in opposition. Their primary concerns included increased traffic on the narrow road, potential 
environmental contamination from spills, and impacts to property values, while also acknowledging recent cleanup efforts 
on the site. Mr. Hall presented a petition he circulated against the junkyard, which gathered 72 signatures. 
 
3/26/2026 6:24 PM Jack Billings and his daughter, Gracie Billings of 1872 Lee Highway in Rural Retreat spoke in support 
of Mr. Kite’s junkyard. Ms. Billings emphasized that the operation would create entry-level jobs and promote recycling of 
aluminum rather than producing new. She also submitted an online petition supporting the junkyard, which garnered 
approximately 453 signatures. Mr. Billings added that the junkyard has long been a fixture in the community.   
 
3/26/2026 6:26 PM Mrs. Wagoner invited Mr. Kite to address the Commissioners. He noted that he had received his permit 
from DEQ earlier that day and confirmed that the information requested from DWR at the previous meeting had been 
forwarded by email. 
 
Reconvene Special Use Permit Application: With no further public comment, the Commissioners reconvened on Mr. 
Kite’s request for a Junkyard special use permit. Clegg Williams entered two letters of opposition from Crystal Farley into 
the record before turning the meeting over to Ms. Creasy.  
 
3/26/2026 6:36 PM Ms. Creasy read a formal protest from Old Prater Road residents into the record and presented photos 
of remaining junk vehicles on the property forwarded by a neighbor. She then read emails from DWR and DEQ into the 
record and noted that DEQ issued the VPDES Industrial Stormwater General Permit that day and displayed the approved 
site plan. 
 
3/26/2026 6:52 PM Ms. Meadows asked about plans for screening and existing vehicles. Mr. Kite said he plans to install a 
fence, plant trees, and retain the vehicles.   
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3/26/2026 6:57 PM Mr. Campbell inquired whether DWR had approved the proposal. Ms. Creasy clarified that their letter 
had been entered into the record and indicated neither approval nor denial, noting it was informational in nature. Mr. Kite 
added that DEQ approval would serve as the final determining factor. Mr. Buchanan then read the definition of a junkyard 
into the record and asked for clarification on the scope of the operation, to which Mr. Kite responded that it would primarily 
consist of vehicles. 
 
Recess: At 7:01 PM, Mrs. Wagoner recessed their meeting for a joint public hearing with the Board of Supervisors. 
 

JOINT PUBLIC HEARING WITH BOARD OF SUPERVISORS 
 

Board Members Present: Roscoe Call, Saltville District; Rick Billings, North Fork District; Jason Parris, Rye Valley District; 
and Kris Ratliff, Park District. 
 
Board Members Absent: Charles Atkins, Chairman, Atkins District; Mike Sturgill, Vice-Chairman, Chilhowie District; and 
Courtney Widener, Royal Oak 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 
 
Staff Present: Shawn Utt, County Administrator; Clegg Williams, Assistant County Administrator; Becca Creasy, Zoning 
Administrator; and Kelsey Marchant, Clerk of the Planning Commission. 
 
3/26/2026 7:07 PM Rick Billings, Pro Tem Board Chair & North Fork District Supervisor, and Hazel Wagoner, Chairperson 
of the Planning Commission, called the joint-public hearing to order.  Ms. Creasy read the legal ad in the record.  

 
BEFORE THE SMYTH COUNTY BOARD OF SUPERVISORS AND 

SMYTH COUNTY PLANNING COMMISSION 
 

The Smyth County Board of Supervisors and Planning Commission will hold a joint public hearing on Thursday, March 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, for the Planning Commission to consider whether to recommend the approval and adoption of the 
following application, and the Board of Supervisors to consider whether to accept the Planning Commission 
recommendation on the following application to the Zoning Ordinance of Smyth County, Virginia: 

 
An application from DeBusk Farms LLC for a Special Use Permit for a Recreational Vehicle Park. The property is located 
at 1446 Buckeye Hollow Road in Saltville, identified as Tax Map No. 41-A-109B and 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 
 
3/26/2026 7:10 PM Ms. Creasy reviewed the requirements for a special use permit and RV park, noting that DeBusk Farms 
permit was originally approved in 2018 with a six-year expiration and extended for another six years on February 8, 2024. 
She explained that DeBusk Farms LLC now wants to make capital improvements and is requesting the expiration be 
removed. Ms. Creasy then turned the floor over to John DeBusk of DeBusk Farms LLC. 

http://www.smythcounty.org/?utm_source=chatgpt.com
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3/26/2026 7:11 PM Mr. DeBusk explained that his current campground has primarily served as a work camp for AEP 
workers, but he now intends to expand it for public use, including adding a bathhouse and would like the expiration to be 
removed from his special use permit. 
 
3/26/2026 7:12 PM Mr. Ratliff asked about capacity, the bathhouse, and trash management.  Mr. DeBusk said there are 16 
sites and the bathhouse would connect to one of the three existing septic systems and include a commode, an outside slop 
sink, and, possibly, a shower. Also, there is a new private waste management company he is considering for routine trash 
collection. 
 
3/26/2026 7:20 PM Mr. Call asked about law enforcement issues. Mr. DeBusk said he has never had any issues and plans 
to install a security system near the bathhouse for safety. 
 
3/26/2026 7:23 PM Mr. Billings asked if anyone had any questions or wished to speak since no one signed up.  With nothing 
further, Mr. Billings closed the joint public hearing and the Board of Supervisors meeting. 
 
3/26/2026 7:25 PM Mrs. Wagoner reconvened the Planning Commission meeting and called for a motion on Mr. DeBusk’s 
special use permit application. 
 
3/26/2026 7:26 PM DeBusk Farms LLC – Special Use Permit – Recreational Vehicle Park – 1446 Buckeye Hollow 
Road, Saltville (Tax Map No. 41-A-109B): Mr. Buchanan made a motion to recommend the Board approve Mr. DeBusk’s 
special use permit for a Recreational Vehicle Park as presented.  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 
 
3/26/2026 7:27 PM Zane Kite – Special Use Permit – Junkyard – 169 Old Prater Road, Marion (Tax Map No. 58-A-25) 
Mrs. Wagoner then brought Mr. Kite’s junkyard proposal and called for a motion. As discussion continued, Ms. Meadows 
suggested that Mr. Kite install a fence like the fish hatchery, setting it back approximately twenty feet from the road, and the 
Commission should consider revisiting the SUP in a few years.  
 
3/26/2026 7:31 PM Ms. Meadows made a motion to recommend that the Board approve Mr. Kite’s special use permit for a 
Junkyard with conditions. In her motion, she noted that Mr. Kite had satisfied the conditions from the previous meeting by 
providing the requested information from DWR. She further included that appropriate screening be installed, consisting of 
trees and a wall, in a manner consistent with DWR aesthetics. 
 
The motion did not receive a second and therefore failed, after which Mrs. Wagoner called for another motion.   
 
3/26/2026 7:37 PM Mr. Davidson made a motion to recommend the Board deny Mr. Kite’s special use permit for a Junkyard; 
it was seconded by Mr. Buchanan, and the following vote recorded: 
 
Vote:  3 yeas  Buchanan Jr., Davidson Jr., and Shepherd 
 3 nays  Campbell, Meadows, and Wagoner 
 1 absent Dean 
 
3/26/2026 7:40 PM Mr. Williams summarized, that at the first meeting the vote had been tied, so the matter was unanimously 
tabled pending receipt of information from DEQ. At this meeting, Ms. Meadows’ motion failed for a second, and when Mr. 
Davidson moved to deny, the vote again resulted in a tie. Mr. Williams confirmed that the Commissioners wanted to forward 
the tie vote to the Board for final determination. 
 
3/26/2026 7:41 PM With no further questions or comments, Mr. Davidson made a motion to adjourn; it was seconded by 
Mr. Shepherd and unanimously approved. 
 
 

___________________________ 
Tony Dean, Secretary 



 
APPLICATION FOR SPECIAL USE PERMIT 

Child Day Center 
 
Applicant:  Gena Stanley 
Site:   620 Railroad Drive, Marion 
Tax Map No.: 56C-6-86D 
 
Background Information 
Gena Stanley is licensed by the Virginia Department of Social Services to own and operate a 
child day center, Tender Tots Learning Academy, LLC. She currently leases space at 1587 N. 
Main Street for the operation of her facility but has recently made an offer to purchase property 
located at 620 Railroad Drive to relocate her business. The subject property is zoned 
Commercial; however, a Special Use Permit is required to allow a child day center at this 
location. 
 
Relevant Zoning Ordinance Sections 
Section 3-4.2(j)  
Article VI 
Article X  
 
 
 
 
 
 
 
 

Commercial District – Child Day Center 
Special Use Permits 
Definitions:  
Child Day Center. A facility for the provision of temporary custodial oversight and care of six 
or more minor children and/or adults licensed by an agency of the state government to 
provide such care, the daily operation of which shall be less than 24 continuous hours but 
which may provide such care seven days per week unless otherwise restricted. Where 
permitted pursuant to this chapter, child day centers may be undertaken as a permitted main 
use, as an accessory to a permitted main use or as a home occupation where permitted 
pursuant to the provisions of this chapter. No child day center shall be contained within a 
manufactured home as defined in this section. 
 
 

 
Adjoining Property Owners 
Jeremy Lee Poston 
619 Railroad Drive 
Marion, VA 24354 

 Archie & Betty Blevins 
611 Railroad Drive 
Marion, VA 24354 

 Brian K. Reynolds Living Trust 
554 Railroad Drive 
Marion, VA 24354 

Roger Fred Wyatt 
702 Railroad Drive 
Marion, VA 24354 

 Norfolk Southern 
Real Estate Department 
650 W Peachtree St NW 
Atlanta, GA 30308 
realestateinquiry@nscorp.com 

 VDOT – Abingdon Residency 
Attn: Matthew Lewis 
700 E Main St 
Abingdon, VA 24210 
Matthew.Lewis@vdot.virginia.gov 
 

 

mailto:realestateinquiry@nscorp.com
mailto:Matthew.Lewis@vdot.virginia.gov
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AFFIDAVIT:

I swear that: (check one)

No member ofthe Smyth County Planning Commission or Smyth County Board of Supervison or
no member of the immediate household of any member of the Planning Commission or the Board of
Supenisors has any interest in the property for which this Special Use Permit is requested, either
individually, by ownership ofstock in a corporation owning such land partnership, as the beneficiary ofa
trust. or the settlor ofa revocable trustl
or

_ Members of the Smyth County Planning Commission or Smyth County Board of Supervisors or
members ofthe immediate household ofmembels ofthc Planning Commission orthe Boald ofSupervisors
who have an interest in the property for which this Special use permit is requested, either indilidually, by
ownership ofstock in a corporation owning such land, partncrship. as thc bcncflciary ofa trust. or the scttlor
ofa revocable trust are listed below.

Disclosure of Ownership of Propertl' for rvhich this Special Use Permit is requested:
Names ofall owuers ofthe property, including in the case ofcorporate owlership, the name ofstockholders,
officers and directors, and in any case the names and addresses of all of the real panies of interest.
(Requirement of listing namcs ofstockholders, officers and directors shall not apply to a corporation whosc
stock is traded on a national or local stock exchange and having morc than 500 shareholdcrs.)

S of licant

NoTARY PT]BI,IC

STATE/COMMONWEALTI{ V \rqin Cr*F
Citv/Count-v of Srn

The foregoing signature(s)
t/y\arc-V..

were subscribed d sworn before me this 6l auyor
20ll! b, { and

Slztlqto
I Satc

Q, , c,\o-\ t ^t \\* SanA.utsem-' Noury Public

MyCommissionE*pi,", DOConlOf 61,26{ My Registratio"N.. 0O b L+ b e+q
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www.smythcounty.org
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OWNER'S CONSENT FORM

Uwe, fi,+h^ A ila-aL . hereby

grant permission for

to seek a:

Special Use Permit

Map Amendment (Rezoning)

Variance to the SuMivision Ordinance

Variance to the Zoning Ordinance

Other:

for property I/we own at

Tax Map No 5("C - G - *G.D

Date Owner's Signature

Owner's Signature

NOTARY PTJBLIC

STATE/COMMON OF \r,
City/County of

The foregoing signaturqs) wer€ subscribed and swom before me ttris {j} 6sy 61

n 2o_,)L by &^shn A. ilc.ll

otary Public

{
tr
n
tr
tr

')

and

Kelsev Elizabeth Ma
Com-monwealth ol M

Notary Public

Commi$ion No 81

rchant
rginia

11 757
15/3 12028Cornmitgion EDires

Direct Phone: (275) 7O6-A3L7
buildinoandzoninoOsmythcounty.orcCOUNTY, VA

Date

My commission E *pir* I St laOa< My Registration N ,.-g lt1-7'15-
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APPLICATION FOR SPECIAL USE PERMIT 
RV Park 

 
 
Applicant:  Chris Saufley 
Site:   behind 1200 Hwy 16, Marion 
Tax Map No.: 58F-1-3 
 
Background Information 
 
Chris Saufley is applying for a Special Use Permit to establish and operate an RV Park behind 
1200 Hwy 16 in Marion. As proposed, the project will initially include two RV sites, each equipped 
with water and electricity. Mr. Saufley is currently coordinating with VDOT and the Health 
Department to obtain the necessary permits and approvals. The property is zoned 
Agricultural/Rural and designated as Rural Residential on the Comprehensive Plan’s Future Land 
Use Map. 
 
Relevant Zoning Ordinance Sections 
 
Section 3-2 Agricultural/Rural District 
Article VI Special Use Permits 
Article X Definitions: 

Recreational Vehicle Park. Any lot of land on which one or more 
recreational vehicle sites are located, established, and maintained for 
occupancy by recreational vehicles as temporary living quarters for 
recreation or vacation purposes. Does not include recreational vehicle 
sales lots. 

 
Adjoining Property Owners 
 
Richard O. Saufley 
1202 Hwy 16 
Marion, VA 24354 
 

 RNG Services Land & Mgmt. 
221 Saddleback Lane 
Saltville, VA 24370 

 Southwest Virginia Properties LLC 
P. O. Box 2367 
Marion, VA 244354 

Roberto & Manolita Catalan 
451 Boxwood Lane 
Marion, VA 24354 

 Town of Marion 
P. O. Box 1005 
Marion, VA 24354 
tlong@marionva.org 

 Gary and Linda Wolfe 
721 Thomas Bridge Road 
Marion, VA 24354 

 

 

mailto:tlong@marionva.org
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I swear that: (check one)

U/ No member of the Smyth County Planning Commission or Smyth County Board of Supervison or
no mcmber of the immediate houschold of any mernber of the Planning Commission or the Board of
Supervisors has any interest in the property for which this Special Use Permit is requested, either
individually, by ownership of stock in a corporation owning such land, partnership, as the beneficiary ofa
trust, or the settlor of a revocable tnstl
or

Dlsclosurc of (rwn€rship ofPropert!'for whlch thls Speclal Use Pcrmit is requested:
Names ofall owners ofthe propcrty, including in the case ofcorporale ownership. the name ofstockholders,
officers and directors, and in any cas€ the names and addresses of all of the real parties of intercst.
(Requirement oflisting names ofstockholders, officers and directors shall not apply to a corporation whose
stock is traded on a national or local slock exchange and having more than 500 shareholders.)

CA,

(olv,,M)
Datc

STATE/CoMMoNWEALTH OF
City/County of

,6*FAee']"",t

NOTARY PT]BI,IC

(,rAoia-

The foregoing signatur{s) were subscribed

, zo20 by
an{ ;wom before me this A*-Auy or
Ahri.saantr \9,ffif44- andI

Public

aat My Regist"tion No. *,ttt '7),

Notrry Public
Cornmiselon t'lo. 81'l 1 775

MsrchantElizabethKelsey
aof VirgComhonwoElth

Comnicakr Elpilr! s/312028

AFIIDAVI I':

_ Members of the Smyth County Planning Commission or Smyth County Board of Supervisos or
members of the immediate household of members of the Planning Commission or the Board of Supervisors
who have an interest in the property for which this Special use permit is requested, either individually, by
ownership ofstock in a corporation owning such land, partnership, as the beneficiary ofa trust, or the settlor
ofa revocable trust are listed below.

My Commission Expires
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