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AGENDA 
NELSON COUNTY BOARD OF SUPERVISORS 

APRIL 27, 2026 
THE CONTINUED MEETING CONVENES AT 7:00 P.M. IN THE 

GENERAL DISTRICT COURTROOM AT THE COURTHOUSE IN LOVINGSTON 

I. CALL TO ORDER

II. FY27 BUDGET CONSIDERATIONS

III. ESTABLISHMENT OF 2026 TAX RATES (R2026-35)

IV. ESTABLISHMENT OF 2026 PERSONAL PROPERTY TAX RELIEF (R2026-36)

V. OTHER BUSINESS (AS PRESENTED)
A. Request for Reconsideration of Special Use Permit #250263 – Morse Lane Campground

VI. ADJOURN AND CONTINUE TO ________.
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Date:  April 24, 2026 

To:  Board of Supervisors 

From:  Candy McGarry, County Administrator 

RE:  New Tax Rate Information – 2026 Actual Land Book Values Compared to 2026 
Estimates Analysis 

Attachment: 2026 Actual Land Book Values Compared to 2026 Estimates Analysis 

Narrative Explanation: 

The actual system generated discounts for 2026 tax relief were $81,147,298 MORE than the 
2025 discounts, which were used in preliminary estimates of the 2026 adjusted taxable 
values of $4,265,402,098 and associated value of the Penny in tax rate of $426,540 (See 
Tables 1 & 2).   

The actual system generated adjusted taxable values of $4,187,510,400 is $81,147,298 
LESS than the estimated values and the associated value of the Penny in tax rate is $8,198 
LESS than the estimated value of the Penny in tax rate at an actual amount of $418,342. 
(See Table 2) 

To date, the tax rates being discussed have been based on the estimated value of the Penny 
in tax rate of $426,540. With the actual value of the Penny in tax rate being $418,342, the 
associated anticipated revenues with each level of tax rate from $0.50 - $0.58 (maximum) 
should be considered in establishing the 2026 tax rate for real property and 
mobile/manufactured homes. (See Tables 1A & 2A)   

It is important to note that a real property tax rate of $0.50 now generates LESS revenue 
than in 2025 and is not recommended for consideration. 

Estimated VS. Actual Comparison: 

Tax Relief Discounts Affecting Adjusted Taxable Values, Value of the Penny in Tax Rate, 
Estimates of Anticipated Tax levy, and Associated Increase in Revenue Generated at $0.50 - 
$0.58 intervals differ between Estimates and Actual: 

I. Estimated – Calculations Used to Date

2026 Preliminary Estimates: Adjusted Taxable Values & Tax Value of Penny (TABLE 1.) 

• 2025 property values associated with the deductions for Land Use, Elderly &
Disabled, and Veteran tax relief were used in 2026 Preliminary Estimates

II



• 2026 Preliminary Estimates using these 2025 values and deductions resulted in 
Adjusted Taxable Values of $4,265,402,098 and a Tax Value of the Penny in Real 
Property Tax of $426,540 

2026 Preliminary Estimates: Estimated Tax Levy and Increase in Generated Revenue 
from 2025 (TABLE 1A.) 

• The chart in TABLE 1A showing the estimated tax levy and associated increases in 
anticipated tax levy per Tax Rate of $0.50-$0.58 has been used in considering the 
establishment of the 2026 tax rate and in building the draft FY27 budget.   
For Example:  

o Advertised proposed Rate of $0.58 = $3,659,820 in anticipated new tax levy 
o FY27 Draft budget is based on $0.57 = $3,233,280 in anticipated new tax levy 

 

II. Actuals – System Generated Land Book Values 

2026 Actuals: Adjusted Taxable Values & Tax Value of Penny (TABLE 2.) 

• 2026 property values associated with the deductions for Land Use, Elderly & 
Disabled, and Veteran tax relief are higher than the 2025 property values for these 
discounts used in the 2026 Preliminary Estimates by $81,147,298.  These are 
system generated when the Commissioner of Revenue processes the land book. 
 

• 2026 Actual land book values and the system generated relief deductions, resulted 
in Adjusted Taxable Values of $4,187,510,400, a difference of $81,147,298 less than 
estimated. The new/actual Tax Value of the Penny in Real Property Tax is $418,342 

2026 Actuals: Actual Tax Levy and Increase in Generated Revenue from 2025 
(Decrease from Estimated)  (TABLE 2A.) 

• The chart in TABLE 2A, shows the actual tax levy and associated increases in 
anticipated tax levy per Tax Rate of $0.50-$0.58 that should be used now in 
considering the establishment of the 2026 tax rate and in finalizing the FY27 budget.  
For Example, NEW actual tax levies are as follows:  

o Advertised proposed rate of $0.58 = $3,184,314 in anticipated actual new tax 
levy - $475,506 LESS than the estimated amount of $3,659,820 

o FY27 draft budget is based on $0.57 = 2,766,031 in anticipated actual new tax levy - 
$467,249 LESS than the estimated amount of $3,233,280 



 2026 Actual Land Book Values Compared to 2026 Estimates Analysis 4/23/2026

TABLE 1.  2026 Preliminary Estimates at $0.65 and Using 2025 Discounts for Tax Relief TABLE 1A. Preliminary RE Tax Levy Estimates Using 2026 Estimated Taxable Values 

less 2025 Discount Values for Land Use and E/D/V Tax Relief = $426,540 Value of Penny

2026 Estimated Tax Levy at $0.65 Real Property Values Equivalent 100% Tax Levy

Tax 
Rate/$100 

Value

Estimated Equivalent 
2026  Revenue (Tax 

Levy) 2025 Tax Levy
Anticipated Revenue (Tax 

Levy) Increase
2026 Taxable Values  (After Assessors Hearings) 4,770,166,500$              31,006,082$                                          $0.50 $21,327,000 $21,079,500 $247,500
Deduction for Current Land Use Discount 2025 Value (490,856,300)$               (3,190,566)$                                           $0.51 $21,753,540 $21,079,500 $674,040
Deduction for Current Elderly and Disabled/Veteran Discount 2025 Value (13,908,102)$                  (90,403)$                                                 $0.52 $22,180,080 $21,079,500 $1,100,580
Adjusted Taxable Values 4,265,402,098$              27,725,114$                                          $0.53 $22,606,620 $21,079,500 $1,527,120

426,540$                        Tax Value of Penny $0.54 $23,033,160 $21,079,500 $1,953,660
$0.55 $23,459,700 $21,079,500 $2,380,200
$0.56 $23,886,240 $21,079,500 $2,806,740
$0.57 $24,312,780 $21,079,500 $3,233,280
$0.58 $24,739,320 $21,079,500 $3,659,820

TABLE 2. TABLE 2A. Commissioner of Revenue 2026 Real Estate Tax Book 4/20/26 Actual

2026 Estimates Using 2026 COR Book Values at $0.50 and 2026 System Calculated Discounts for Tax Relief 2026 Taxable Values and 2026 Discount Values for Land Use and E/D/V 

Tax Relief - $418,342 Value of Penny ($8,199 less than Preliminary Estimate)

2026 COR Book Values at $0.50
Increase/(Decrease) 

from Estimated Real Property Values Equivalent 100% Tax Levy at $0.50

Tax 
Rate/$100 

Value
2026 Tax Levy 

(Includes Tax  Relief)
2025 Tax Levy 

(Includes Tax  Relief)
Tax Levy 

Increase/(Decrease)

% 
Change 
in Tax 
Levy 

Difference from 
Preliminary 

Anticipated Tax Levy
2026 Taxable Values  (After Assessors Hearings) + $1,627,800 4,771,794,300$              23,858,972$                                          $0.50 $20,917,082 $21,079,500 ($162,418) -0.77% ($409,918)
Deduction for Current Land Use Discount & + $79,692,100 (570,548,400)$               (2,852,742)$                                           $0.51 $21,335,481 $21,079,500 $255,981 1.21% ($418,059)
Deduction for Current Elderly & Disabled/Veteran Discount ($172,602) (13,735,500)$                  (89,148)$                                                 $0.52 $21,753,764 $21,079,500 $674,264 3.20% ($426,316)
Adjusted Taxable Values 4,187,510,400$              20,917,082$                                          $0.53 $22,172,164 $21,079,500 $1,092,664 5.18% ($434,456)

$0.54 $22,590,448 $21,079,500 $1,510,948 7.17% ($442,712)
($81,147,298) 418,342$                         Adjusted Tax Value of Penny $0.55 $23,008,847 $21,079,500 $1,929,347 9.15% ($450,853)

$0.56 $23,427,130 $21,079,500 $2,347,630 11.14% ($459,110)
$0.57 $23,845,531 $21,079,500 $2,766,031 13.12% ($467,249)
$0.58 $24,263,814 $21,079,500 $3,184,314 15.11% ($475,506)

Net Difference in All Values from 2026 Preliminary Estimates
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RESOLUTION R2026-35 
NELSON COUNTY BOARD OF SUPERVISORS 

ESTABLISHMENT OF 2026 TAX RATES 

RESOLVED, by the Nelson County Board of Supervisors, pursuant to and in accordance with §58.1-
3001 of the Code of Virginia, 1950, that the tax rate of levy applicable to all property subject to local 
taxation, inclusive of public service corporation property, shall remain effective until otherwise re-
established by said Board of Supervisors and is levied per $100 of assessed value as follows:  

Real Property Tax  $___ 
Tangible Personal Property        $2.79 
Machinery & Tools Tax           $1.25 
Manufactured Home (Mobile Home) Tax                  $___ 

Approved: _________ Attest:____________________________,Clerk 
Nelson County Board of Supervisors 

P.O. Box 336 • Lovingston, VA 22949 • 434 263-7000 • Fax: 434 263-7004 • www.nelsoncounty-va.gov
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Code of Virginia 
Title 58.1. Taxation 
Subtitle III. Local Taxes 
Chapter 30. General Provisions
   
§ 58.1-3001. When boards of supervisors to fix and order county
and district taxes; funds not available, allocated, etc., until
appropriated
  
The governing body of each county shall, at its regular meeting in the month of January in each
year, or as soon thereafter as practicable not later than a regular or called meeting in June, fix the
amount of the county and district taxes for the current year. Any such governing body may
provide that if any taxpayer owns tangible personal property of such small value that the local
levies thereon for the year result in a tax of less than fifteen dollars, such tax may be collected as
provided by ordinance or such property may be omitted from the personal property book and no
assessment made thereon.
  
The imposition of taxes or the collection of such taxes shall not constitute an appropriation nor
an obligation or duty to appropriate any funds for any purpose, expenditure or contemplated
expenditure. No part of the funds raised by the general county taxes shall be considered
available, allocated or expended for any purpose until there has been an appropriation of funds
for that expenditure or purpose by the governing body either annually, semiannually, quarterly,
or monthly. There shall be no mandatory duty upon the governing body of any county to
appropriate any funds raised by general county taxes except to pay the principal and interest on
bonds and other legal obligations of the county or district and to pay obligations of the county or
its agencies and departments arising under contracts executed or approved by the governing
body, unless otherwise specifically provided by statute. Any funds collected and not expended in
any fiscal year shall be carried over to the succeeding fiscal years and shall be available for
appropriation for any governmental purposes in those years.
  
Code 1950, § 58-839; 1950, p. 416; 1952, c. 423; 1958, c. 35; 1959, Ex. Sess., c. 52; 1984, c. 675;
1988, c. 430; 1989, c. 81; 1994, c. 252.
  
The chapters of the acts of assembly referenced in the historical citation at the end of this
section(s) may not constitute a comprehensive list of such chapters and may exclude chapters
whose provisions have expired.
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Establishment of 2026 Personal 
Property Tax Relief –PPTRA % 

Tax Rate Discount
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State Code Authorization  

Pursuant to State Code §58.1-3524: 
For tax year 2006 and thereafter, localities will be reimbursed 
by the State for providing the required tangible personal 
property tax relief as set forth in this code section. In 2006, 
$950 Million in tax relief was divvied up between the Counties, 
Cities, and Towns in the Commonwealth based upon their pro 
rata share of their actual payments for tax year 2005 as 
compared to the actual payments to ALL Counties, Cities, and 
Towns in 2005. It was also established that this amount would 
be the same for each subsequent tax year. 

At that time, the annual amount of tangible personal property 
tax relief provided to the County by the State was determined to 
be $1,708,030. State Code mandates that a tax relief rate for 
qualifying vehicles be annually established in order to receive 
this tax relief reimbursement from the State. 



Therefore, pursuant to State Code §58.1-3524 (C), 
proposed Resolution R2026-36 2026 Personal 
Property Tax Relief, establishes the percentage 
reduction in rate used for distribution of the County’s 
Personal Property Tax Relief amount of $1,708,030 for 
qualifying vehicles under the statute. The County’s 
financial system uses this percentage to calculate the 
amount of relief distributed, given the amount of current 
tax levied and the qualifying vehicles as categorized by 
the Commissioner of Revenue within the system. 



2025 Tax Year:

For the 2025 tax year, a 38% distribution of Personal Property Tax Relief 
(PPTRA) was approved by the Board, which was expected to distribute 
$1,555,050 at the beginning of 2025; providing $152,980 for distribution 
throughout 2025 as supplemental changes to the tax base are made by the 
Commissioner.

2026 Tax Year:

For the 2026 tax year, Staff recommends using a 37% distribution of 
Personal Property Tax Relief (PPTRA), which endeavors to equal the 
$1,708,030 received from the State. A 37% rate is expected to distribute 
$1,556,135 at the beginning of 2026; providing $151,895 for distribution 
throughout 2026 as supplemental changes to the tax base are made by the 
Commissioner.



Distribution of PPTRA 
Per State Code §58.1-3524: 

 Qualified vehicles with an assessed value of $1,000 
or less will be eligible for 100% tax relief;

 Qualified vehicles with an assessed value of $1,001 
to $20,000 will be eligible for ___% tax relief;

 Qualified vehicles with an assessed value of 
$20,001 or more shall be eligible to receive ___% 
tax relief only on the first $20,000 of assessed 
value; and

 All other vehicles which do not meet the definition 
of “qualifying” (business use vehicle, farm use 
vehicle, motor homes, etc.) will not be eligible for 
any form of tax relief under this program.

37

37



% PPTRA Relief $ PPTRA 
Distribution 

$ PPTRA 
Allowance 
for mid-year 
Adjustments 

Total PPTRA 
Distributed

Anticipated 
Local Funds 
Utilized

2026 – 37% $1,556,135 $151,895 $1,708,030 $0

2025 – 38% $1,555,050 $152,980 $1,708,030 $0

% PPTRA Relief Effective Tax Rate per 
$100 Value – 
2026 100% Rate = 
$2.79

Effective Annual Tax on 
Maximum of 1st $20,000 
in Value

2026 – 37% 63% - $1.76 $352

2025 – 38% 62% - $1.73 $346

PPTRA Distribution Comparison – 2026 Proposed Compared to 2025

PPTRA Effective Tax Rates & Maximum Annual Tax Impact

* 1% of PPTRA relief ≈ $.03 in effective tax rate

* For 2026 1% of PPTRA Relief equates to approximately $46,163 in relief dollars



Next Steps
 Obtain Input from Staff if desired
 Recommended Action: 

 Approve Resolution R2026-36 that sets the 2026 % PPTRA relief at 
37% for the Commissioner of Revenue to use when generating the 
final 2026 Personal Property Tax levy book

 



Resolution R2026-36 
2026 PERSONAL PROPERTY TAX RELIEF
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RESOLUTION R2026-36 
NELSON COUNTY BOARD OF SUPERVISORS 

2026 PERSONAL PROPERTY TAX RELIEF 
 

WHEREAS, the Personal Property Tax Relief Act of 1998, Va. Code § 58.1-3524 has been 
substantially modified by the enactment of Chapter 1 of the Acts of Assembly, 2004 Special Session I 
(Senate Bill 5005), and the provisions of Item 503 of Chapter 951 of the 2005 Acts of Assembly; and 
 
WHEREAS, the Nelson County Board of Supervisors has adopted an Ordinance for Implementation of 
the Personal Property Tax Relief Act, Chapter 11, Article X, of the County Code of Nelson County, 
which specifies that the rate for allocation of relief among taxpayers be established annually by 
resolution as part of the adopted budget for the County. 
 
NOW THEREFORE BE IT RESOLVED that the Nelson County Board of Supervisors does hereby 
authorize tax year 2026 personal property tax relief rates for qualifying vehicles as follows: 
 

• Qualified vehicles with an assessed value of $1,000 or less will be eligible for 100% tax relief; 
• Qualified vehicles with an assessed value of $1,001 to $20,000 will be eligible for ___% tax 

relief; 
• Qualified vehicles with an assessed value of $20,001 or more shall be eligible to receive __% 

tax relief only on the first $20,000 of assessed value; and 
• All other vehicles which do not meet the definition of “qualifying” (business use vehicle, farm 

use vehicle, motor homes, etc.) will not be eligible for any form of tax relief under this program. 
 
BE IT FINALLY RESOLVED that the personal property tax relief rates for qualifying vehicles 
hereby established shall be effective January 1, 2026 through December 31, 2026.   
 
 
 
 
Approved: _______, 2026                         Attest:____________________________,Clerk  
       Nelson County Board of Supervisors  
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Code of Virginia 
Title 58.1. Taxation 
Subtitle III. Local Taxes 
Chapter 35.1. Personal Property Tax Relief
   
§ 58.1-3524. Tangible personal property tax relief; local tax rates
on vehicles qualifying for tangible personal property tax relief
  
A. For tax year 2006 and all tax years thereafter, counties, cities, and towns shall be reimbursed
by the Commonwealth for providing the required tangible personal property tax relief as set forth
herein.
  
B. For tax year 2006 and all tax years thereafter, the Commonwealth shall pay a total of $950
million for each such tax year in reimbursements to localities for providing the required tangible
personal property tax relief on qualifying vehicles in subsection C. No other amount shall be paid
to counties, cities, and towns for providing tangible personal property tax relief on qualifying
vehicles. Each county's, city's, or town's share of the $950 million for each such tax year shall be
determined pro rata based upon the actual payments to such county, city, or town pursuant to
this chapter for tax year 2005 as compared to the actual payments to all counties, cities, and
towns pursuant to this chapter for tax year 2005, as certified in writing by the Auditor of Public
Accounts no later than March 1, 2006, to the Governor and to the chairmen of the Senate
Committee on Finance and Appropriations and the House Committee on Appropriations. The
amount reimbursed to a particular county, city, or town for tax year 2006 for providing tangible
personal property tax relief shall be the same amount reimbursed to such county, city, or town
for each subsequent tax year.
  
The reimbursement to each county, city, or town for tax year 2006 shall be paid by the
Commonwealth over the 12-month period beginning with the month of July 2006 and ending
with the month of June 2007, as provided in the general appropriation act. For all tax years
subsequent to tax year 2006, reimbursements shall be paid over the same 12-month period. All
reimbursement payments shall be made by check issued by the State Treasurer to the respective
treasurer of the county, city, or town on warrant of the Comptroller.
  
C. For tax year 2006 and all tax years thereafter, each county, city, or town that will receive a
reimbursement from the Commonwealth pursuant to subsection B shall provide tangible
personal property tax relief on qualifying vehicles by reducing its local tax rate on qualifying
vehicles as follows:
  
1. The local governing body of each county, city, or town shall fix or establish its tangible
personal property tax rate for its general class of tangible personal property, which rate shall also
be applied to that portion of the value of each qualifying vehicle that is in excess of $20,000.
  
2. After fixing or establishing its tangible personal property tax rate for its general class of
tangible personal property, the local governing body of the county, city, or town shall fix or
establish one or more reduced tax rates (lower than the rate applied to the general class of
tangible personal property) that shall be applied solely to that portion of the value of each
qualifying vehicle that is not in excess of $20,000. No other tangible personal property tax rate
shall be applied to that portion of the value of each qualifying vehicle that is not in excess of
$20,000. Such reduced tax rate or rates shall be set at an effective tax rate or rates such that (i)
the revenue to be received from such reduced tax rate or rates on that portion of the value of

1 4/15/2026 12:00:00 AM



qualifying vehicles not in excess of $20,000 plus (ii) the revenue to be received on that portion of
the value of qualifying vehicles in excess of $20,000 plus (iii) the Commonwealth's
reimbursement is approximately equal to the total revenue that would have been received by the
county, city, or town from its tangible personal property tax had the tax rate for its general class
of tangible personal property been applied to 100 percent of the value of all qualifying vehicles.
  
3. Notwithstanding the provisions of subdivisions 1 and 2, beginning with tax year 2016, each
county, city, and town that receives reimbursement shall ensure that the reimbursement pays for
all of the tax attributable to the first $20,000 of value on each qualifying vehicle leased by an
active duty member of the United States military, his spouse, or both, pursuant to a contract
requiring him, his spouse, or both to pay the tangible personal property tax on such vehicle. The
provisions of this subdivision apply only to a vehicle that would not be taxed in Virginia if the
vehicle were owned by such military member, his spouse, or both.
  
D. On or before the date the certified personal property tax book is required by § 58.1-3118 to be
provided to the treasurer, the commissioner of the revenue shall identify each qualifying vehicle
and its value to the treasurer of the locality.
  
E. The provisions of this section are mandatory for any county, city, or town that will receive a
reimbursement pursuant to subsection B.
  
1998, Sp. Sess. I, c. 2;2004, Sp. Sess. I, c. 1;2015, c. 266.
  
The chapters of the acts of assembly referenced in the historical citation at the end of this
section(s) may not constitute a comprehensive list of such chapters and may exclude chapters
whose provisions have expired.
  

2 4/15/2026 12:00:00 AM
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From: Candy McGarry
To: Amanda Spivey
Subject: FW: Request for Reconsideration of Special Use Permit #250263 – Morse Lane Campground
Date: Friday, April 24, 2026 4:02:12 PM

From: Tim Masters <masters_33@msn.com> 
Sent: Saturday, April 18, 2026 10:21 AM
To: Jessica Ligon <jligon@nelsoncounty.org>; Ernie Reed <ereed@nelsoncounty.org>; David Parr
<dparr@nelsoncounty.org>; Jesse Rutherford <jrutherford@nelsoncounty.org>; Jesse Rutherford
<jrutherford@nelsoncounty.org>; Candy McGarry <CMcGarry@nelsoncounty.org>;
dylanb@nelsoncounty.org
Subject: Request for Reconsideration of Special Use Permit #250263 – Morse Lane Campground

IRONSCALES couldn't recognize this email as this is the first time you received an email from
this sender masters_33 @ msn.com

Request for Reconsideration of Special Use Permit #250263 – Morse Lane
Campground

Dear Nelson County Board of Supervisors,

I’m writing regarding the denial of Special Use Permit 25-0-2-6-3 for the
glamping-style campground on Morris Lane. The project, located on tax
map parcels 7-6-5-4, 35.9 acres owned by Tim and Lori Beth Masters, and
76-5-5, 77.5 acres owned by Nelson Morris Lane Land Trust, received
unanimous approval from the Planning Commission on March 25th and
fully complies with every objective requirement in the county zoning
ordinance, environmental standards, and tourism development goals. The
Board’s 3-2 denial was based on unsubstantiated neighbor complaints and
personal comments rather than the established criteria. This decision was
arbitrary and capricious, and it failed to uphold the county’s own
standards and economic objectives. Under Section 2-52(f) of your adopted
Rules of Procedure, after a vote has been taken on a matter before the
board, any member may move for its reconsideration, provided such
motion is made at the same meeting or an adjournment thereof at which
the matter was originally acted upon. I respectfully request that the Board
schedule reconsideration and a revote at the earliest possible meeting. I
remain committed to responsibly developing my property in alignment
with Nelson County’s tourism vision. I would appreciate a response within

V
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two weeks confirming whether the Board intends to reconsider this
matter.
 
 
Sincerely,
Tim Masters
 
 

TIM MASTERS
 



To: Board of Supervisors 
 

Dylan M. Bishop, Director of Planning & Zoning DMB 
 

April 14, 2026 

SUP #250263 – Campground in A-1 – Morse Lane 

From: 

Date: 

Re: 

This is a request for a Special Use Permit for a campground use located on Morse Lane.
 
At their meeting on March 25, the Planning Commission held a public hearing and 
subsequently voted (4-1) to recommend approval of SUP #250263 with the following 
conditions: 
 
1. There shall be no more than 34 sites. There shall be no more than 10 tent sites in Phase 3. 
2. Screening along Morse Lane acceptable to the Planning Director shall be shown on the final 
site plan. 
3. No open fires or burning shall be permitted. 
4. Lighting shall be dark sky compliant, directional and glare-shielded to prevent light pollution 
on adjoining property and roadways. 
5. A bulk solid waste receptacle shall be provided, maintained in a clean condition, and 
enclosed on all four sides by a fence, wall, landscaping, or other screening as approved by the 
Director. Refuse shall be collected and transported at least once weekly. 
6. A minimum of 10% of the total acreage shall be reserved as common open space and 
recreation facilities. 
7. Parking area, interior roads, and access to individual sites shall be comprised at minimum an 
all-weather gravel surface. 
8. The final site plan shall be developed in general conformance with the concept plan 
submitted with the SUP application package. 
9. There shall be an on-site manager, whose contact information shall be provided to the 
Planning and Zoning Department. 
10. There shall be no development or sites located within 1,000 feet of the bank of Browns 
Creek. 
11. A vegetative buffer shall be required along the length of the property on Browns Creek. 
12. There shall be no generators permitted on the site. 
13. No amplified music is permitted. Quiet hours shall be from 10:00 p.m. to 7:00 a.m. 
 

Nelson County 
Planning & Zoning 



To: Planning Commission 
 

Dylan M. Bishop, Director of Planning & Zoning DMB 
 

March 25, 2026 

SUP #250263 – Campground in A-1 – Morse Lane 

From: 

Date: 

Re: 

BACKGROUND: This is a request for a special use permit for a campground on property 
zoned A-1 Agriculture. 

Public Hearings Scheduled: P/C – March 25; Board – April 14 (tentative) 
 
Location / Election District: Morse Lane (Arrington) / South District  
 
Tax Map Number(s) / Acreage: 76-5-4 (35.92 acres) / 76-5-5 (77.5 acres)  

 
Applicant / Owner Information: Tim and Lori Beth Masters / Nelson Morse Lane Land Trust 

Comments: This property is currently vacant. The applicant is proposing to develop the sites in 
three (3) phases. The first phase includes 7 pad sites along Morse Lane with proposed 
screening along the road, and 9 pad sites along the interior access road. The second phase is 
proposed to include an additional 18 pad sites, for a total of 34 sites with access to utilities. The 
third phase includes tent sites only. Approximately 10 acres of the 113 acres total are proposed 
to contain all sites and facilities. 
 
DISCUSSION: 

Land Use / Floodplain: This area is currently vacant, with low density residential uses, and adjoins 
the Nelson County Landfill. A SUP was approved for an event space at 99 Morse Lane in April 
2025. Zoning in the vicinity is A-1 Agriculture. There is some regulatory flood zone along Browns 
Creek, however no development is proposed in or near this area. 

 
Access / Traffic / Parking: The property is accessed by an existing entrance on Morse Lane. 
Improvements will be required to comply with VDOT standards. There are existing road scars 
and an access easement to serve the property and proposed sites. Each site will have 
parking access. 

 
Utilities: The property will be required to comply with the Health Department’s regulations for 
a campground. Preliminary input from the Health Department indicates they would work with 
the applicant during the site plan process to ensure compliance for greywater and dumping. 
Electric service and dry hydrants are proposed to serve the sites. 
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Comprehensive Plan: This property is located in a Rural Area as designated by the Nelson 
2042 Future Land Use Map. The core concept of a Rural Area is to ensure the protection of the 
County’s rural landscape and economy by maintaining open space, scenic views, and 
agricultural uses with compatible low density residential uses. Primary land use types include 
institutional uses, farms, agriculture, forestry, agritourism uses, parks, recreation and trails.  
 
Associated planning guidelines include incorporating cluster and conservation development 
principles, and to set back or screen development. 
 
In reviewing the draft zoning ordinance, this proposal would require a Special Use Permit, and 
would be located outside of the proposed Route 29 Corridor Overlay District. Minimum 
standards proposed in the draft include a 10-acre lot size minimum, open space requirements, 
refuse requirements, and standards for retail sales and accessory facilities. Several of these 
aspects have been included as recommended conditions. 
 
Recommendation: Staff recommends that the Planning Commission should recommend 
approval of SUP #250263 for a campground on Morse Lane to the Board of Supervisors, with 
the following conditions: 
 

1. There shall be no more than 34 sites. There shall be no more than 10 tent sites in 
Phase 3. 

2. Screening along Morse Lane acceptable to the Planning Director shall be shown on the 
final site plan. 

3. No open fires or burning shall be permitted. 
4. Lighting shall be dark sky compliant, directional and glare-shielded to prevent light 

pollution on adjoining property and roadways. 
5. A bulk solid waste receptacle shall be provided, maintained in a clean condition, and 

enclosed on all four sides by a fence, wall, landscaping, or other screening as 
approved by the Director. Refuse shall be collected and transported at least once 
weekly. 

6. A minimum of 10% of the total acreage shall be reserved as common open space and 
recreation facilities. 

7. Parking area, interior roads, and access to individual sites shall be comprised at 
minimum an all-weather gravel surface. 

8. Site shall be developed in general conformance with the submitted site plan. 

All applications for Special Use Permits shall be reviewed using the following criteria: 

a. The use shall not tend to change the character and established pattern of 
development of the area or community in which it proposes to locate;  

b. The use shall be in harmony with the uses permitted by right in the zoning 
district and shall not affect adversely the use of neighboring property;  

c. The proposed use shall be adequately served by essential public or private 
services such as streets, drainage facilities, fire protection and public or 
private water and sewer facilities; and  

d. The proposed use shall not result in the destruction, loss or damage of any 
feature determined to be of significant ecological, scenic or historic 
importance.  

Attachments: 
Application 
Narrative 
Site Plan 
Zoning 
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