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AMENDED AGENDA 

Thursday, September 25, 2025 
6:30 p.m. 

 

1. Call Meeting to Order 
 

2. Adoption of Amended Agenda – add Site Development Plan 
 
3. Adopt July 24, 2025, meeting minutes 
 
4. Citizens Time 

 
5. Site Development Plan – Regina Dempsey Osborne 

 
6. Zoning Administrator Update – Ryan Groulx Campground SUP 
 
7. Other Business; if any 

 
8. Questions/Comments from Commissioners 

 
9. Recess 

 

JOINT PUBLIC HEARING WITH THE 

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. Application for a Special Use Permit from Gary B. Clear for an Accessory Building 
Above 150ft², Without A Main Building beside 844 Allison Gap Road, Saltville (Tax Map 
No. 28A3-A-42). 

 
12. Adjourn public hearing. 

 
13. Reconvene the Planning Commission meeting to deliberate the application. 

 
14. Adjournment. 

 

Smyth County 
Planning Commission 

121 Bagley Circle, Suite 120 
Marion, Virginia 24354 

 
Clerk’s Direct Phone: (276) 706-8316 

Fax: (276) 783-9314 

 



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

 

Applicant:  Regina Dempsey Osborne 
Site:   behind 427 Belle Hollow Road, Chilhowie 
Tax Map No.: Tax Map No. 77-A-67 

  

Background Information 
Regina Dempsey Osborne owns a single 19-acre tract on Belle Hollow Road in Chilhowie and 
proposes to establish a third dwelling on the property for her daughter. This proposal requires 
the submission and approval of a site development plan. 
 

Relevant Zoning Ordinance Sections 
Section 4-4.2  More than two dwelling units on a lot 
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A G E N D A 

Thursday, September 25, 2025 
6:30 p.m. 

 

1. Call Meeting to Order 
 

2. Adoption of Agenda 

 
3. Adopt July 24, 2025, meeting minutes 
 
4. Citizens Time 

 
5. Zoning Administrator Update – Ryan Groulx Campground SUP 
 
6. Other Business; if any 

 
7. Questions/Comments from Commissioners 

 
8. Recess 

 

JOINT PUBLIC HEARING WITH THE 

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. Application for a Special Use Permit from Gary B. Clear for an Accessory Building 
Above 150ft², Without A Main Building beside 844 Allison Gap Road, Saltville (Tax Map 
No. 28A3-A-42). 

 
11. Adjourn public hearing. 

 
12. Reconvene the Planning Commission meeting to deliberate the application. 

 
13. Adjournment. 
 

 

Smyth County 
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 presented.  Some votes appear out of order. 
 

SMYTH COUNTY PLANNING COMMISSION 
Thursday, July 24, 2025 

 
The Smyth County Planning Commission met in their regular meeting on Thursday July 24, 2025, 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; Tony Dean, Royal Oak District; Lea Meadows, Park District; and Paul Shepherd, Rye Valley 
District. 
 
Staff Present: Becca Creasy, Zoning Administrator 
 
7/24/2025 6:31 PM Adoption of Agenda: Chairperson, Hazel Wagoner called the meeting to order. Lea 
Meadows made a motion to approve the agenda, which was seconded by Tony Dean, and unanimously 
passed. 
 
7/24/2025 6:32 PM Minutes: David C. Buchanan Jr. made a motion to approve the minutes of the 
Thursday, May 22, 2025, meeting. It was seconded by Graham Davidson Jr. and unanimously passed. 
 
7/24/2025 6:33 PM Citizens Time: None present 
 
7/24/2025 6:34 PM Zoning Administrator Update: Ms. Creasy informed the Commissioners that the 
Board approved Opal Davis’s Special Use Permit for a campground, with conditions, in line with their 
recommendation. However, some neighboring property owners have since filed a lawsuit against the 
Board of Supervisors. She also provided a budget update, noting that the requested funding for education 
was reduced to $1,500. 
 
7/24/2025 6:38 PM Other Business, Questions/Comments from the Commissioners: None 
 
7/24/2025 6:39 PM With no further discussion, Mrs. Wagoner recessed the meeting for a 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 (electronically); and Jason Parris, Rye Valley District.  Board Members Absent: Kris 
Ratliff, Park District. 
 
Commissioners Present: Hazel Wagnor, 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: Shawn Utt, County Administrator; Clegg Williams, Assistant County Administrator – 
Development; Lisa Richardson, County Administrator – Operations, Becca Creasy, Zoning Administrator; 
and Madi Pitts, Executive Assistant. 
 
7/24/2025 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. 
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7/24/2025 7:01 PM Roscoe Call made a motion to waive reading the legal advertisement. Jason Parris 
seconded the motion, and it passed unanimously. 

 
BEFORE THE SMYTH COUNTY BOARD OF SUPERVISORS AND 

SMYTH COUNTY PLANNING COMMISSION 
 

The Smyth County Board of Supervisors and the Smyth County Planning Commission will conduct joint public 
hearings on Thursday, July 24, 2025, at 7:00 P.M. or as soon after 7:00 P.M. as each application described below 

may be heard, in the Smyth County Office Building, 121 Bagley Circle, Marion, Virginia, to consider the following 

applications to the Zoning Ordinance of Smyth County, Virginia: 
 
Ryan and Allison Groulx have forwarded an application requesting a Special Use Permit for a 
Campground on property located at 860 Flat Ridge Road in Sugar Grove, Virginia, further identified 
as Tax Map No. 71-A-112 and zoned Agricultural/Rural. 

 
Any person may appear and state his/her views on this matter at this public hearing, subject to the rules of 

procedure of the Board of Supervisors and Planning Commission of Smyth County, Virginia. 
 

Copies of the application and their maps or drawings are on file in the offices of the Zoning Administrator and the 
County Administrator of Smyth County. They may be reviewed upon request at the address above during regular 

business hours, Monday through Friday. 

 
In compliance with the Americans with Disabilities Act, persons requiring special assistance to attend and participate 

in this hearing should contact Clegg Williams, ADA Coordinator, at (276) 706-8315 at least 48 hours before the 
hearing. 

 

Smyth County fully complies with Title VI of the Civil Rights Act of 1964 and related statutes and regulations in all 
programs and activities. For more information or to obtain a Title VI Discrimination Complaint Form, contact (276) 

783-3298 or at https://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 

 
7/24/2025 7:02 PM Clegg Williams provided an overview of the request stating Ryan and Allison Groulx 
are requesting a Special Use Permit to establish a small, year-round campground with two campsites on 
their Agricultural/Rural-zoned property at 860 Flat Ridge Road, Sugar Grove (Tax Map #71-A-112). A 
site plan and affidavit were submitted, and public notice requirements were met with newspaper ads and 
mailings to adjacent property owners. No public comments have been received. The request is subject 
to Sections 3-2, 6-2.3, and Article 10 of the zoning ordinance. Although the Groulx’s are out of town, they 
are attending virtually to present more details. 
 
7/24/2025 7:03 PM Mr. and Mrs. Groulx presented their proposal for a single-use campground site 
intended for a guest site, in addition to their own personal site on the property. The site will be open year-
round, with a "pack in/pack out" trash policy enforced by the owners. Reservations, insurance, and liability 
will be managed through the website Hipcamp. The septic system has been installed and approved. 
Electric service is installed and awaiting approval, and a water meter is scheduled for installation the 
following week.  
 

https://www.smythcounty.org/


PC Meeting Minutes 
July 24, 2025 

Page 3 

 
7/24/2025 7:06 PM With no citizens signed up to speak, Mr. Atkins opened the floor to anyone who 
wished to speak. 
 
7/24/2025 7:05 PM Jason Parris asked about the potential for year-round use and whether there would 
be a limit on how long someone could stay. Mr. Groulx clarified he was not seeking long-term stays and 
planned to limit stays to a maximum of two weeks, which can be enforced through Hipcamp. 
 
7/24/2025 7:06 PM With no further questions, Mr. Atkins adjourned the joint public hearing. 
 
7/24/2025 7:07 PM Mrs. Wagoner resumed the Planning Commission meeting.  
 
7/24/2025 7:07 PM Mr. Williams inquired about VDOT approval to which Mr. Groulx relayed the entrance 
permit had already been submitted and a copy is on file. Additionally, he noted the property is located in 
the floodplain; however, they have an elevation certificate and will ensure any electrical components will 
comply with regulations. 
 
7/24/2025 7:09 PM Ryan and Allison Groulx – Campground Special Use Permit (Tax Map No. 71-
A-112): Paul Shepherd made a motion to recommend that the Board of Supervisors approve the Special 
Use Permit for a campground at 860 Flat Ridge Road in Sugar Grove. He stated that the proposal meets 
the criteria outlined in Article 6-2.3 and that the request had been reviewed with all public comments and 
concerns taken into consideration. Graham Davidson seconded the motion, and the following vote was 
recorded: 
 
Vote: 7 yeas  Buchanan Jr., Campbell, Davidson, Dean, Meadows, Shepherd, and Wagoner 
 0 nays 
 
7/24/2025 7:10 PM With no further discussion, Ms. Wagoner adjourned the meeting. 
 
 

___________________________ 
Tony Dean, Secretary 

 





 
 

APPLICATION FOR SPECIAL USE PERMIT 
Accessory Building above 150 ft², without a main building 

 
Applicant:  Gary B. Clear 
Site:   beside 844 Allison Gap Road, Saltville 
Tax Map No.: Tax Map No. 28A3-A-42 
 
 

  
Background Information 
Gary Clear owns approximately 1/2 an acre on Allison Gap Road in Saltville and would like to 
construct an accessory building on this property for personal use. The Comprehensive Plan 
identifies this property as Rural Residential on the Future Land Use Map. 
 
Relevant Zoning Ordinance Sections 
§ 3-2.2 (y)  Accessory Building above 150 ft² in size, without a main building 
§ 10 Definitions—Accessory Building 
Article VI -Special Use Permits 
 
 
Adjoining Property Owners 
 
Edward D. & Charity Holmes 
132 Pump Log Hollow Road 
Saltville, VA 24370 

 Chelsey Jean Griffith 
114 Pump Log Hollow Road 
Saltville, VA 24370 

 Robert D. & Eleanor Prater 
P. O. Box 943 
Saltville, VA 24370 

Samuel L. & Ann A. Neal 
P. O. Box 255 
Saltville, VA 24370 

 Diane Lorraine Bayus, et als 
23247 Shoreline Drive 
Abingdon, VA 24211 

 Charles Allen & Barbara Mitchell 
6600 N Placita De Santas 
Tucson AZ 85704 

Cheryl A. Thompson 
844 Allison Gap Road 
Saltville, VA 24370 

 Vickie Kestner Frye 
335 Lions Club Road 
Saltville, VA 24370 

  

 
 





AFFIDAV IT:

I swear that: (check one)

V No member of the Smlth County Planning Commission or Smyth County Board of Supervisors or
no member of the immediate household of any member 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 ofa revocable trusl:
or

_ Members of the Smlth County Planning Commission or Smyh County Board of Supervisors 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.

Disclosure of Ownership ofProperty for which this Special Use Permit is requested:
Names ofall owners ofthe property, including in the case ofcorporate ownership, the narne ofstockholders.
officers and directors, and in any case the names and addresses of all of the real panies of interest.
(Requirement of listing names ofstockholders, officers and directors shall not apply to a corporation whose
stock is traded on a national or local stock exchange and having more than 500 shareholders.)

one -

,s
Sig pp licanro

NOTARY PUBLIC

STATE/COMMONWEALTH OF { rrn iniU
City/County of S rnr.r.lfu J

I
were subscribed and sworn before me this 15 [{t day of, The foregoing signature(s)

Auturl 20;l5i by QO -y 4. C, croJ

Notarv Public

My Commission Expires ta Iar I:r, My Reg isrration No. "94b51(o

and

R EB ECCA L. CREASY
NOTARY PUBLIC

REGISTRATION I246516
COMMONWEALTH OF VIRG INIA
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