
Noteftom the Clerk: These minutes are written os the agenda was presenL Some votes fiay oppeor outoforder

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 PM. 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.'1; Lea Meadows,
Park District; and Paul Shepherd, Rye Valley District.

Commissioners Absent: Tony Dean, Royal Oak Diskict

Staff Present: Becca Creasy, Kelsey Marchant, and Clegg Wlliams

Adoption of Aqenda: Hazel Vvagoner 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. lt was
seconded by Mr. Davidson and unanimously approved.

@:_I!@, 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.

312612026 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.

312612026 6:14 PM Rebecca Blevins of 353 Old Prater Road, J. D. Hall o|,274 Old Prater Road, and Joey Cook of 225 Old
Prater Road, spoke in opposition. Their primary concerns included increased trafflc 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.

312612026 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 entryJevel 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 flxture in the community.

312612026 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 DVVR 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 Wlliams entered two letters of opposition from Crystal Farley into
the record before turning the meeting over to Ms. Creasy.

31261202O 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 lnduskial Stormwater General Permit that day and displayed the approved
site plan.

312612026 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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312612026 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 flnal determining factor. Mr Buchanan then read the definition of a junkyard
into the record and asked for clariflcation on the scope of the operation, to which Mr. Kite responded that it would primarily
consist of vehicles.

Recess: At 7:01 Pl\/, 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; Chair Pro - Tem Rick Billings, North Fork Districti Jason Parris,
Rye Valley District; and Kris Ratliff, Park District.

Board Members Absent: Charles Atkins, Chairman, Atkins District; Mike Sturgill, Vice-Chairman, Chilhowie Districti and
Courtney \Mdener, 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.

312612026 7:07 PM Chair Pro - Tem Rick Billings 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, al7:00 P.M. (or as soon thereafter as the matter may be heard) in the Smyth County Omce 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 app/ication From DeBusk Farms LLC for a Special Use Permit for a Recreational Vehicle Park. The propefty is /ocated
at 1446 Euckeye Hollow Road in Sa/tvi//e, identified as Tax Map No. 41-4-1098 and zoned Agricu/tural/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 ]-itle VI of the Civil Rights Act; for information call (276) 783-3298 or visit www.smythcounw.oro.

BY ORDER OF THE
SMYTH COUNTY BOARD OF SUPERVISORS

AND THE
PLANNING COMN4ISSION

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

312612026 7 i10 PM Ms. Creasy reviewed the requirements for a special use permit and RV park, noting that DeBusk Farms
permit was origanally approved in 20'18 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.
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312612026 7:'ll 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.

312612026 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 ofthe 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

312612026 7 i20 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.

312612026 7 i23 PM Mr. Billings asked if anyone had any questions or wished to speak since no one signed up. Vvith nothing
further, Mr. Billings closed the joint public hearlng and the Board of Supervisors meeting.

312612026 7:26 PM DeBusk Farms LLC - Special Use Permit - Recreational Vehicle Park - 1446 Buckeve Hollow
Road. Saltville (Tax ap 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. lt 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

312612026 7:27 PM Zane Kite - Special Use Permit - Junkylrd - 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.

312612026 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. Vlhgoner called for another motion.

312612026 7137 PM Mr. Davidson made a motion to recommend the Board deny Mr. Kite's special use petmiltor a Junkyardi
it was seconded by l\4r. Buchanan, and the following vote recorded:

Vote: 3 yeas
3 nays
l absent

Buchanan Jr., Davidson Jr, and Shepherd
Campbell, Meadows, and Wagoner
Dea n

312612026 7:40 PM iilr. Wlliams summarized, that at the first meetang the vote had been tled, so the matterwas 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. Wlliams confirmed that the Commissioners wanted to forward
the tie vote to the Board for flnal determination.

312612026 7:41 PM Wth no further questions or comments, Mr. Davidson made a motion to adjourn; it was seconded by
N4r. Shepherd and unanimously approved

Tony Dea Secretary

t12612026 7:25 PM l\4rs. Wagoner reconvened the Planning Commission meeting and called for a motion on Mr. DeBusk's
special use permit application.

k' I


