
Note from the Clerk: These minutes are written os the agenda was presented. Some votes oppear out of oftler.

SMYTH COUNTY PLANNING COMMISSION
Thursday, May 22,2O25

The Smyth County Planning Commission met in their regular meeting on Thursday May 22,2025, at 6:02 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 Diskict (arrived at 6:04 p.m.); and Paul Shepherd, Rye Valley District.

Staff Present: Kelsey Marchant and Clegg Williams

Adoption of Aqenda: At 6.03 , Hazel Wagoner called the meeting to order. Tony Dean made a motion to approve
the agenda, which was seconded by Graham Davidson Jr., and unanimously passed.

Minutes: Mr. Davidson made a motion to approve the minutes of the Thursday , Aptil24,2025, meeting
seconded by David C. Buchanan Jr. and unanimously passed.

Laure I Creek Enerqv Storaqe LLC: At 6:05 p.m., Rex Young of Laurel Creek Energy Storage was in attendance
and gave the Commissioners an update on the battery storage facility located on Tax Map Nos. 18-1-34 and '18-

1-98. A resolution was made acknowledging both their storage facility and the associated transmissions lines to
the substation were in accordance with the comprehensive plan and Virginia Code Section 15.2-2232. The
motion was made by Mr. Buchanan Jr. lt was seconded by Paul Shepherd and unanimously passed.

Other Business: None

Questions/Comments from llhe lqen0nn lgeienelgi Robert Campbell informed the Commissioners that tractor
trailers are still an issue on Sycamore Road in Saltville. Mr. Buchanan noted it was discussed at a Town of
Saltville council meeting, but it is hard to monitor with only two officers. Commissioners brought up several
concerns about speeding on Highway 16 (Back of the Dragon).

6:24 PM With no further discussion, Lea Meadows made a motion to recess the meeting for a joint public hearing
with the Board of Supervisors. lt was seconded by Mr. Shepherd and unanimously approved.

JOINT PUBLIC HEARING WITH BOARD OF SUPERVI SORS

Board Members Present: Mike Sturgill, Vice-Chairman, Chilhowie District; Roscoe Call, Saltville District;
Courtney Widener, Royal Oak District; Rick Billings, North Fork District; and Jason Parris, Rye Valley District.
Board Members Absent: Charles Atkins, Chairman, Atkins District, and 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; Becca Creasy, Zoning Administrator; and Kelsey Marchant, Administrative Assistant.

512212025 7:00 PM Mike Sturgill, Vice-Chairman of the Board of Supervisors, and Hazel Wagoner, Chairperson
of the Planning Commission called the joint public hearing to order. Clegg Williams then read the legal ad.

It was

Citizens Time: None present
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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, May 22,2025, 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:

OFI Mvis has foruatfu an appliauon tqu$ting a SFcAI Us kmit for a Amrytuud or RV Pa* on
ptoryrU lbcad at 322 OA Mrfield R@d in Sugar Grcve, Wrginb, further identifid as Tax lvtap ilo, 71-A-99
aN zond Agicultu ml/Runl.

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 httDs://www.sm ythcounW.orq

BY ORDER OF THE
SMYTH COUNTY BOARD OF SUPERVISORS

AND THE
PLANNING CO[4MISSION

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

512212025 7:03 PM Mr. Wlliams read letters in support of and in opposition to a proposed campground or RV
park from Opal Davis at 322 Old Deerfield Road in Sugar Grove. Letters from James T. Lee, Carol Roberts,
Brenda Alford, Charles Perkins, and Murrell, were all in opposition; letters from Shane Ashlin and Gator Cornett
were in support of Mrs. Davis's campground. I\/r. Williams then reviewed the required standards and
requirements of a special use permit, per the zoning ordinance. He then introduced Mrs. Davis.

512212025 7:09 PM Opal Davis introduced herself explaining that she and her siblings inherited the property from
their late father, David James. She shared her vision of turning the property into a campground to share it with
others and support local businesses in Sugar Grove. Mrs. Davis outlined amenities including water and sewer
access, fire pits, picnic tables, two playgrounds, and a fish-stocked pond. She also shared the campsite rules,
the presence of a camp host and security. She indicated she has completed a perc test and expects a septic
system layout will be approved to accommodate her proposal.

512212025 7:18 PM Vice Chairman Mike Sturgill opened the floor for public comment on the proposed
campground:

James Purefoy (531 E. ttlain Street, lvlarion) opposed the campground, citing concerns about
trespassing, increased traffic and a misleading brochure that included an image of Machu Picchu
[\/elissa Lee (620 t\ilarion Place, Marion) spoke on behalf of her family, who live on Old Deerfield Road.
She presented recent photos showing the property in disrepair, raised concerns about past water issues,

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.
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and said the location was unsuitable. She also expressed frustration about receiving notice only a week
prior to the meeting.
Deidre Mcceachy (447 Old Deerfield Road, Sugar Grove) voiced concerns about increased traffic on the
dead-end road and questioned whether the infrastructure could support the development. She raised
questions about water capacity, the availability of the soil test, the potential for a traffic study or traffic
light, and whether locals would have access to the information.
Janice Foreman (360 Old Deerfield Road, Sugar Grove) stated the property had been neglected and she
had reported it as a public nuisance. She expressed skepticism about demand, said nearby campgrounds
were underused, and she had notified state officials regarding her concerns.

512212025 7:32 PM Wth no other citizens signed up to speak, Mr. Sturgill opened the floor to anyone who wished
to speak.

. Gator Cornett (Rye Valley WaterAuthority) supported the proposal, afiirming that Rye Valley Water could
handle the water demand. He noted past water issues were due to a temporary air lock and vouched for
the character of Mrs. Davis and feels the campground would benefit Sugar Grove.

Several citizens expressed additional infrastructure concerns, particularly related to traffic and road suitability.

Mrs. Foreman questioned who would compensate neighbors for reduced property values. Rye Valley District
Supervisor Jason Parris asked if she had evidence for her claim, to which she replied she had 25 years of real
estate experience and knew the impact. She also voiced concerns about environmental harm and loss of wildlife.

Mrs. McGeachy asked about property ownership. Mrs. Davis confirmed she owned the property but had not
recorded the deed yet. She added that while her brothers considered turning the land into a hog farm, she wanted
to preserve it as a clean, natural campground and would record the deed if the project moved foruard. Mrs.
Mcceachy asked about live music or concerts and permanent residency at the campground. Mrs. Davis
responded there would be no concerts - only music from campers - and that the campground would be seasonal,
not residential. She clarified that it was not intended to be a mobile home park.

512212025 7:48 PM \Mth no further questions, Mr. Sturgill and Mrs. Wagoner adjourned the joint public meeting

512212025 7:51 PM Mrs. Wagoner resumed the Planning Commission meeting. Ms. Meadows confirmed with
Mr. Williams that Old Deerfield Road is state-maintained and asked about a recent water issue, which Mrs.
McGeachy and Ms. Lee said occurred three weeks ago. Mr. Wlliams indicated based on Mr. Cornett's
statements the issue had been addressed and should not be a problem going forward.

lt/ls. Meadows questioned Mrs. Davis on several aspects of the proposed campground, including visibility, debris,
stay duration, record keeping, lighting, horse/ATv access, and music. Mrs. Davis explained: the campground
isn't visible from the road, except by Ms. Foreman; campers may stay seven days, renewable for another seven
if they change sites; she plans to maintain records and has obtained legal counsel for assistance; lighting would
be limited to bathhouses, no street lights; no horses or ATVs would be allowed - only walking and kids on bikes;
no amplified musicwould be allowed forwhich Mr. Williams added that any music festival would require a Special
Use Permit and Board approval under the Music Festival Ordinance.

Mrs. Davis responded to several concerns, clarifying that the brochure image was not meant to mislead and that
she was working on cleaning up the property. She emphasized the campground would be minimally vrsible,
check-in/out times would be during off-peak hours, and VDOT had not yet responded to her inquiries. Creating
an entrance from Quarter Branch Road came into question for which Mrs. Davis responded that she does not
own land on that road. She also stressed that if the campground failed, it would be her financial loss.

Mr. Buchanan Jr. asked the opposed if any conditions could address their concerns. Mrs. Mcceachy expressed
discomfort with strangers near her home and worries about noise and safety. Both she and Ms. Lee mentioned
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the area's limited emergency response and increased nighttime traffic
adherence to burn policies, which was confirmed would apply.

Mrs. McGeachy also asked about

Mrs. Mcceachy asked about zoning and County involvement. Mr. Williams stated the zoning would remain
Agricultural/Rural, the County has no interest in the campground, and the proposal aligns with the
Comprehensive Plan.

Mr. Campbell suggested stipulating that the deed be recorded and asked about operation during hunting season
and commercial use. Mrs. Davis clarified the campground would be for recreation only, possibly seasonal, and
shut down during freezing months lo avoid water line issues.

Concerns about weapons were addressed: hunters may be present, but no shooting would be allowed on the
campground. Mrs. Davis plans to begin with 20 campsites and potentially expand to 40, which matches her
current site plan.

512212025 8:28 PM Opal Davis - Campqround/RV Park Special Use Permit (Tax Map No. 71-A-99):
Following a review of the request and consideration of all public comments and concerns, Lea Meadows stated
that the proposal meets the criteria outlined in Article 6-2.3. She made a motion to recommend the Board of
Supervisors approve Opal Davis's Special Use Permit for a Campground or Recreational Vehicle Park located
at 322 Old Deerfield Road in Sugar Grove, subject to the following conditions:

. Mrs. Davis is to record her deed for the property.

. VDOT approval shall be obtained.
o Detailed visitor records shall be maintained.
. The campground shall only operate seasonally.
. No storage of campers permitted during the off-season.

Tony Dean seconded the motion, and the following vote was recorded

Vote: 7 yeas Buchanan Jr., Campbell, Davidson, Dean, Meadows, Shepherd, and Wagoner
0 nays

512212025 8:29 PM Mr. Davrdson made a motion to adjourn, it was seconded by Mr. Shepherd and unanimously
approved

ony Dean, ry

Additional queslions from Ms. Lee, Mrs. McGeachy, and the Commission involved traffic control and entrance
standards. Mr. Williams and Mrs. Davis said VDOT would determine those, and Mrs. Davis had already
requested a speed limit change, though had not received a response yet.


