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A G E N D A 

Thursday, February 26, 2026 
6:30 p.m. 

 

1. Call Meeting to Order 

2. Adoption of Agenda 

3. Adopt January 22, 2026, meeting minutes 
4. Citizens Time 
5. Site Development Plan: Miranda and Lawrence Ray 
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 Ralph Stacy Smith to establish a Junkyard at 432 
Stone Haven Lane, Marion (Tax Map No. 78-A-15B). 

12. Special Use Permit: Application from Zane Kite to establish a Junkyard at 169 Old 
Prater Road, Marion (Tax Map No. 58-A_25). 

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

Planning Commission 
121 Bagley Circle, Suite 120 

Marion, Virginia 24354 
 

Clerk’s 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, January 22, 2026 

 
The Smyth County Planning Commission met in their regular meeting on Thursday, January 22, 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; Tony Dean, Royal Oak District; Lea 
Meadows, Park District; and Paul Shepherd, Rye Valley District. 
  
Staff Present: Becca Creasy and Kelsey Marchant 
 
Adoption of Agenda: Hazel Wagoner called the meeting to order.  Lea Meadows made a motion to approve the agenda, 
which was seconded by Graham Davidson Jr., and unanimously approved. 
 
Election of Officers for 2025: 
 
At approximately 6:02 p.m., Chairperson Wagoner appointed Ms. Creasy as Temporary Chairperson. 
 
Chairman: Ms. Creasy then opened the floor for nominations of Chairman for calendar year 2026. Graham Davidson 
nominated Hazel Wagoner as Chairperson; it was seconded by Lea Meadows.  With no other nominations, the nominations 
for Chairperson were closed and the following vote was recorded: 
 
 6 Yeas:  Buchanan Jr., Campbell, Davidson Jr., Dean, Meadows, and Shepherd 
 0 Nays 
 1 Abstain: Wagoner 
 
Vice-Chairman:  Mrs. Wagoner opened the floor for nominations of Vice-Chairman for calendar year 2026.  Paul Shepherd 
nominated Graham Davidson Jr.; it was seconded by David Buchanan Jr.  With no other nominations, the nominations were 
closed, and the following vote was recorded: 
 
 6 Yeas:  Buchanan Jr., Campbell, Dean, Meadows, Shepherd, and Wagoner 
 0 Nays 
 1 Abstain: Davidson Jr. 
 
Secretary: Mrs. Wagoner opened the floor for nominations for Secretary.  Mr. Davidson nominated Mr. Dean; it was 
seconded by David Buchanan Jr.  With no other nominations, the nominations for Secretary were closed, and the following 
vote was recorded: 
 

6 Yeas: Buchanan Jr., Campbell, Davidson Jr., Meadows, Shepherd, and Wagoner 
0 Nays 
1 Abstain: Dean 
 

Clerk: Mrs. Wagoner opened the floor for nominations for Clerk.  Mr. Davidson Jr. nominated Kelsey Marchant to be 
appointed as Clerk. It was seconded by Mr. Buchanan Jr. With no other nominations, Ms. Marchant was elected to serve 
as Clerk for 2026. 
 

7 Yeas: Buchanan Jr., Campbell, Davidson Jr., Dean, Meadows, Shepherd, and Wagoner 
 
Set Calendar for 2026: The Commission members voted unanimously to meet on the fourth Thursday at 6:00 p.m. or 6:30 
p.m. (to be determined by the Clerk); except for November and December due to holidays. November’s meeting is set 
tentatively for the 12th and December’s meeting is set tentatively for the 10th. 
 
Minutes: Ms. Meadows made a motion to approve the minutes of the Thursday, December 11, 2026, meeting.  It was 
seconded by Mr. Shepherd, and the following vote was recorded. 
 
 6 Yeas: Buchanan Jr., Campbell, Davidson Jr., Dean, Meadows, Shepherd, and Wagoner 
 0 Nays 
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Adopt Operating Procedures: Mr. Buchanan made a motion to adopt the operating procedures as presented.  It was 
seconded by Ms. Meadows and unanimously passed. 
 
Annual Report: Ms. Creasy presented the annual report for 2025.  She went over the goals for 2026, which involves getting 
the Planning Commissioners with other boards and being familiar with what they are doing – especially the Economic 
Development Authority.  Mr. Dean made a motion to approve the annual report as presented.  It was seconded by Mr. 
Davidson Jr. and unanimously passed. 
 
Ordinance Committee Appointments: Mrs. Wagoner opened the floor for volunteers to serve on the Ordinance Committee 
for 2025.  Mr. Davidson Jr., Mr. Dean, and Ms. Meadows agreed to serve. Mr. Buchanan Jr. made a motion to appoint Mr. 
Davidson Jr., Ms. Meadows, and Mrs. Wagoner to serve; it was seconded by Mr. Dean, and the following vote was recorded. 
 
 4 Yeas: Buchanan Jr., Campbell, Dean, and Shepherd 
 0 Nays:  
 3 Abstain: Davidson Jr., Meadows, and Wagoner 
 
Citizens’ Time: No citizens were present. 
 
Other Business: None 
 
Questions/Comments for the Commissioners: None. 
 
With no further discussion, at 6:19 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; Tony Dean, Royal Oak District; Paul Shepherd, 
Rye Valley District; and David Buchanan Jr., Saltville District. 
 
Staff Present: Shawn Utt, County Administrator; Clegg Williams, Assistant County Administrator; Lisa Richardson, Assistant 
County Administrator; Becca Creasy, Zoning Administrator; and Kelsey Marchant, Administrative Assistant. 
 
1/22/2026 7:06 PM Charles Atkins, Chairman of the Board of Supervisors, and Hazel Wagoner, Chairperson of the Planning 
Commission, called the joint-public hearing to order. 
 
1/22/2026 7:07 PM Clegg Williams read the legal ad into the record. The ad was for a text amendment to the zoning 
ordinance to include communication tower by special use permit in the Conservation/Recreation (C/R) District and a special 
use permit submitted by Brian Cregger to expand his existing kennel. 

 
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, 
January 22, 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 amendment to the Zoning Ordinance to add Communication Towers by Special Use Permit in the 
Conservation/Recreation District. 
2. An application from Brian and Brandi Cregger for a Special Use Permit to expand their Kennel, a non-
conforming use, approved by the Board of Supervisors on February 9, 2023. The property is located at 164 
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Gailliot Vista Drive in Marion, Virginia, further identified as Tax Map Nos. 46-A-54C and 46-A-54B 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 

 
1/22/2026 7:08 PM Mr. Williams started the hearing off with the text amendment for a communication tower in the C/R 
district.  Currently, a communication tower is not permitted either by right or by special use permit in the C/R district and the 
County is requesting that it be included by special use permit.  No public comments have been received. 
 
1/22/2026 7:09 PM Mr. Atkins opened the floor for questions from the Board and from the Commissioners.  Mr. Dean asked 
if a certain group was asking to place a tower.  Mr. Williams answered that American Electric Power (AEP) is wanting to 
place one in the area.  He said there is a need for more cell phone coverage in the county.  When meeting with the Ordinance 
Committee, it was decided that all communication towers should be included in the C/R district, but only by special use 
permit.  He suspects that, once approved, we would get an application from AEP to place one in the C/R District.   
 
1/22/2026 7:11 PM Mr. Widener inquired if it would be used for emergency services.  Mr. Williams clarified that emergency 
services have their own radio system and development of the tower would help expand coverage for the working area.  Mr. 
Widener then said, “If we can relate it to safety, then I’m on board.” 
 
1/22/2026 7:13 PM Mr. Williams opened the floor for public comment on the proposed text amendment.  Dr. Charles 
Wassum brought up his concerns about the effects of electromagnetic waves sent from these towers.  He felt that if there 
is a C/R district, that all the radiation coming from the towers might not be good for those trying to get away from it.  He 
wished it would be something the Commissioners and the Board would consider before following through with it. 
 
1/22/2026 7:16 PM Mr. Atkins asked if anyone else wanted to speak.  Mr. Campbell spoke of his concern about losing 
communication and someone getting hurt and needing to contact someone or emergency services. 
 
1/22/2026 7:17 PM With no further comment regarding the text amendment, Ms. Creasy introduced Brian Cregger’s special 
use permit for the expansion of his commercial kennel.  Currently, Mr. Cregger has it under construction, expanding his 
current kennel space, which the Board approved of on February 9, 2023.  He would now like to add an indoor activity room 
with this expansion, which was not included under his original special use permit in 2023.  Ms. Creasy then reviewed the 
required standards and requirements of a special use permit, per the zoning ordinance.  She then turned it over to Mr. 
Cregger for questions. 
 
1/22/2026 7:19 PM Ms. Meadows had several questions that included: “What are in the kennels?”; “Do you have any 
employees?”; and “Is there perimeter fencing?”  Mr. Cregger answered that they primarily boarded dogs and, because they 
stay busy, having kept 928 pets over the past two years from Smyth and Washington Counties, he wanted to construct the 
other approved half of kennels.  He felt adding an indoor activity room would help with day care and be beneficial for this 
time of year.  Their employees consisted mostly of part-time high school students.  In terms of the fence, they do have a 
perimeter fence, but the dogs do have their own area. 
 
1/22/2026 7:24 PM With no further questions, Mr. Atkins adjourned the joint public hearing.  Mrs. Wagoner resumed the 
Planning Commission meeting.  Starting with the text amendment, Ms. Meadows asked Dr. Wassum how long does 
someone have to be around a cell tower to be exposed to radiation?  Dr. Wassum said that there were side effects but, if 

http://www.smythcounty.org/?utm_source=chatgpt.com
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there were a way to measure, it would be good to know after long-term exposure.  Ms. Meadows then asked him how far 
they emitted, to which Dr. Wassum said he was not sure. 
 
1/22/2026 7:29 PM Ms. Creasy provided the Commissioners an article from the American Cancer Society, as given to her 
by Mr. Sturgill.  It summarized that much research was still needed.  Dr. Wassum then added that he read that it was going 
to keep coming; some are affected, some are not.  Mrs. Wagoner clarified that this was only a text amendment to add a cell 
phone tower to the C/R District by special use permit. 
 
1/22/2026 7:31 PM Text Amendment to Zoning Ordinance – Adding Communication Towers by Special Use Permit 
in the C/R District: Following a review of the request and consideration of all public comments and concerns, Lea Meadows 
made a motion to recommend the Board of Supervisors approve the proposed text amendment to the zoning ordinance, 
allowing communication towers by special use permit in the C/R District.  Mr. Buchanan seconded the motion, and the 
following vote was recorded: 
 
Vote: 7 yeas  Buchanan Jr., Campbell, Davidson Jr., Dean, Meadows, Shepherd, and Wagoner 
 0 nays 
 
1/22/2026 7:32 PM Brian Cregger – Expansion of a Non-Conforming Use – Kennel: Mrs. Wagoner called for a motion 
for the approval of the expansion of Mr. Cregger’s kennel.  Following a review of the request and consideration of all public 
comments and concerns, Graham Davidson Jr. stated that the  proposal meets the criteria outlined in Article 6-2.3.  He 
made a motion to recommend the Board of Supervisors approve Brian Cregger’s Special Use Permit for an expansion to 
his kennel, located at 164 Gailliot Vista Drive, Marion.  It was seconded by Ms. Meadows, and the following vote was 
recorded: 
 
Vote: 7 yeas  Buchanan Jr., Campbell, Davidson Jr., Dean, Meadows, Shepherd, and Wagoner 
 0 nays 
 
1/22/2026 7:33 PM Mr. Davidson Jr. made a motion to adjourn, it was seconded by Ms. Meadows, and unanimously 
approved. 
 
 
 

___________________________ 
Tony Dean, Secretary 

 
 
 



SITE DEVELOPMENT PLAN 
(More Than Two Dwelling Units on a Lot) 

 
Applicant:  Miranda and Lawrence Ray 
Site:   behind 572 St Clair Creek Road, Chilhowie 
Tax Map No.: Tax Map No. 76-A-106 

  
Background Information 
Miranda and Lawrence Ray own a single 2.86-acre tract located at the corner of St. Clairs Creek 
Road and Country Lane in Chilhowie. At the time they purchased the property, two 
manufactured homes were located on the tract, as shown by the orange hash marks below. 
Those homes have since been removed. 
 
The Rays now wish to make those two existing home sites available for rent. They intend to 
lease only the lots, with tenants owning their own homes. They are currently coordinating with 
VDOT regarding an entrance permit and with the Health Department confirming the existing 
septic system can adequately serve two residences. 
 
Relevant Zoning Ordinance Sections 
Section 4-4.2  More than two dwelling units on a lot 
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APPLICATION FOR SPECIAL USE PERMIT 

Junkyard 
 
Applicant:  Zane Kite 
Site:   169 Old Prater Road, Marion  
Tax Map Nos.: 58-A-25 
 
Background Information 
 
Zane Kite has applied for a Special Use Permit to establish a Junkyard on property owned by 
Jack Billings Jr. at 169 Old Prater Road in Marion. The site was previously used as a junkyard 
operated by the Billings family; however, operations ceased several years ago and most 
remaining materials were removed. 
 
 
Relevant Zoning Ordinance Sections 
 
Section 3-2 
 
Article VI 
 
Article X - Definitions 

Agricultural/Rural District 
 
Special Use Permits 
 
Junkyard. The use of any area of land for the location or the storage, 
keeping, or abandonment of discarded materials, including scrap metals, 
building materials, machinery, household appliances, furnishings, 
fixtures, or motor vehicles or parts thereof. The term "junkyard" 
includes automobile, mobile home, and manufactured home graveyard, 
but does not include landfill or garbage dump. 

 
Adjoining Property Owners 
 
Brenda Sue Thomas 
161 Old Prater Road 
Marion, VA 24354 

 Jerry A. Muncy 
155 Solar Lane 
Marion, VA 24354 

 Keevin Dale Prater 
662 Lead Mine Road 
Sugar Grove, VA 24375 

Joey & Elizabeth Cook 
P. O. Box 302 
Marion, VA 24354 

 A&J Rentals 
P. O. Box 246 
Marion, VA 24354 

 Colton P. Farley 
307 W. Main Street 
Marion, VA 24354 

Dorothy Hazeldine Martin 
174 Old Prater Road 
Marion, VA 24354 

 Charles E. & Angela K. Heath 
2260 Riverside Road 
Marion, VA 24354 

 Debra M. Hawthorne 
146 Old Prater Lane 
Marion, VA 24354 

Andrew & Heather Martin 
212 Parsonage Avenue 
Rural Retreat, VA 24368 

 VA Game & Inland Fisheries 
1910 Hatchery Drive 
Marion, VA 24354 
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