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 Pemnit 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.
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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: 3yeas 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.
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Tony%ean, Secrgary %



