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NELSON COUNTY PLANNING COMMISSION 
MEETING MINUTES 

July 22, 2020 
 
 

Present:  Chair Mark Stapleton and Commissioners Mary Kathryn Allen, Ernie Reed, 
Chuck Amante, and Phil Proulx. Absent: Mike Harman 

Staff Present: Dylan Bishop, Director and Emily Hjulstrom, Secretary 

 

Call to Order:  Chair Stapleton called the meeting to order at 7:00 P. M. in the 
General District Courtroom, County Courthouse, Lovingston. 

 

Review of the minutes January 22nd, 2020 

Ms. Proulx made a motion to approve the minutes from January 22nd. Ms. Allen 
seconded the motion. The motion passed with a vote of 4-0 with one abstaining. 

Yes: 

Mark Stapleton 

Phil Proulx  

Chuck Amante 

Mary Kathryn Allen 

 

Abstain: 

Ernie Reed 

 

Ms. Bishop noted that the Planning and Zoning office has been closed to the public and remains 
closed at this time. She added that County Administration has been working on a plan for the office 
to open back up, but they aren’t sure when that will happen yet. She explained that otherwise the 
office has been able to maintain normal operations and staff is available to the public via phone and 
email. She also congratulated Mary Kathryn Allen and Mike Harman for being reappointed to the 
Planning Commission. 
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Public Hearings 

  
 
Communication Tower #2020-01 – Class C – 7:05 pm  
 
Ms. Bishop presented the following information: 
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Ms. Lori Schweller, an attorney with Williams Mullen, gave the following presentation: 
Presentation 
 
Ms. Schweller showed the three closest existing Verizon sites and explained that they are all about 2.5 
miles from the proposed site. She noted that the closest colocation possibilities are too close to existing 
colocations. She noted that almost 60% of Americans no longer have a landline. She also noted that a 
citizen in Amherst had noted that 85% of emergency calls in Amherst are made from a wireless device. 
She noted that the engineer would certify that if the tower were to fail it would fall within the property 
line.  
 
Chair Stapleton opened the public hearing at 7:17 PM.  
 
Lynette Miles lives at 634 Variety Mills Rd, she asked how far the tower would be from her house. Ms. 
Schweller noted that the tower would be 437 feet from her house. Ms. Miles asked if it would be safe for 
the neighborhood and if it would make noise. She then explained that she was concerned about 
property values and asked where the property access would be.  
 
Ms. Schweller explained that there would be no noise other than the generator that would run 
occasionally for testing purposes or if the electricity goes out. She noted that it is very quiet and she 
wouldn’t expect Ms. Miles to be able to hear it. She noted that there would be no lights on the tower at 
all. She explained that it is extremely rare for a monopole to fail and that an engineer evaluates it under 
many conditions. She added that the FCC regulates wireless facilities and that in the 90’s they 
developed a set of standards that have been adopted to ensure public safety. She noted that these 
facilities have hundreds to thousands of times less radio emission than what is allowed by the FCC.  
 
Chair Stapleton asked how often someone would be visiting the site. Ms. Schweller noted that about 
twice a month a technician will visit the site to check on things and that construction takes about 6 
weeks. Ms. Allen asked if the other arrays are built in advance. Ms. Schweller noted they only add an 
additional array when they have an agreement with another company in place. Ms. Allen asked why it 
needed to be 195’ tall. Ms. Schweller noted that this area has very poor coverage and this is needed to 
cover as much area as possible. Mr. Reed noted that the graveyard is 123’ feet from the tower, he asked 
if it was in the fall zone. Ms. Schweller noted that it would not be. Ms. Bishop noted that a letter from 
an engineer showing that it would fall within 123’ would be adequate.  
 
Ms. Miles noted that the radiation can be harmful. Chair Stapleton explained that apparently there 
would be no impact at her house from the radiation. Ms. Schweller encouraged everyone to check 
reliable sites like the FCC or WHO for information on towers. She noted that to her knowledge there is 
no study that shows these facilities cause any damage. She noted that a baby monitor in your house 
would be far more radiation than this tower. She noted that this would provide all services that Verizon 
provides except for 5G.  
 
Afread Weaver lives at 810 Variety Mills Rd. He noted that he is also concerned about the radiation. He 
wanted to know how much extra service they are going to get. He added that he is about ¼ mile from 
the proposed tower site. Ms. Schweller noted that he would certainly get service from the tower if he 
uses Verizon.  
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Ms. Hjulstrom then read the following comments from Michael Hodgson: 
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Chair Stapleton closed the public hearing at 7:37 PM. 
 
Ms. Allen noted that the county needs the coverage and that she wishes she had this coverage where she 
lives. Mr. Reed noted that the BOS has prioritized getting service to underserved areas and that this 
would fit that goal. Mr. Amante noted that he didn’t have an objection to this particular tower but that 
when the Planning Commission reviews the Comprehensive Plan they should take rising density into 
account.  
 
Ms. Allen made a motion to recommend to approval of Class C tower #2020-01 Verizon 
to include the recommendations of the tower should be constructed according to the 
final approved site plan, dated February 24, 2020. Also, to include the following 
modifications and conditions:  
 

• The tower shall be constructed according to the final approved site plan.  
• Allowed modification for height requirement of 195 feet, with 4-foot lightning rod.  
• Allowed modification for fall area setback of 120 feet.  
• Allowed modification for six arrays within each antenna.  

  
 
Mr. Amante seconded the motion.  
 
Yes: 

Mark Stapleton 

Phil Proulx  

Chuck Amante 

Ernie Reed 

Mary Kathryn Allen 

 
 
 
Rezoning #2020-01 – R-1 to A-1 – 7:20 pm  
 
Ms. Bishop presented the following information: 
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Ms. Allen asked what the existing nearby commercially zoned parcel was. Ms. Proulx noted that the 
parcel has not been used as industrial in 44 years.  
 
Ms. Bishop also noted that the additional parking is not required.  
 
Ms. Bishop explained that typically rezoning from R-1 to A-1 is a downzoning but that in Nelson County 
the minimum lot size is the same for both zones. She noted that it could be argued that A-1 has higher 
intensity uses than R-1 would allow. She noted that staff is considering this a lateral or upzoning.  
 
Daniel and Terri Tatarka live at 279 Avon Rd. Mr. Tatarka stated that they have been there for 5 years 
operating as a Bed and Breakfast. He explained that they initially wanted to be a home brewery but 
state regulations were changed. He noted that they came to the board and they allowed them to have a 
production brewery for their guests. He stated that now they would like to allow members of the public 
in and incorporate produce from their property into the beer.  
 
Chair Stapleton opened the public hearing at 7:57 PM 
 
Ms. Hjulstrom then read the following public comment from those that were not able to attend: 
 
 

 
 
Ms. Tatarka noted that when they purchased the property they installed a new septic system for the bed 
and breakfast that accommodates 25 People. She noted there are 5 rooms in the Bed and Breakfast 
(serving 10 people in total) and that they are only open weekend. She added that the current system 
already has the capacity for the increase in use that they are proposing.  
 
Chair Stapleton closed the public hearing at 8:00 PM.  
 
Ms. Proulx noted that this is a rezoning and that the Planning Commission has no control after it is 
rezoned because they can do anything by-right. She noted that in her opinion it is a higher intensity use 
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that they are asking for. She explained that if the Tatarkas were to sell the property then any agriculture 
use would be able to go there by right. She noted that there are Agricultural properties around but that 
they are residential in use. She added that she thinks that their proposal is too large for the property 
that they have. She noted that the adjoining neighbors might not be here because they were notified 
that the property was being rezoned but not why. She stated that she also sees this as spot zoning and 
worries about the welfare of the whole community.  
 
Ms Allen noted that the entrance would be right across from the church and that they planned to use 
the church for overflow parking when needed. Ms. Proulx noted that this means that people would be 
walking back and forth across the road. 
 
Mr. Amante stated that when he read the application, it sounded like they wanted to do 10-gallon 
batches only to guests of the Bed and Breakfast. Ms. Allen explained that that was what they currently 
had but they would like to be open to the public. Mr. Amante asked if it could be done as a Special Use 
Permit. Ms. Bishop noted that it had to be rezoned because there is no Special Use Permit in residential 
(R-1) that allows it.  
 
Ms. Bishop noted that the county can impose conditions on the rezoning. Mr. Amante noted that from 
everything he has heard they have a good reputation in the neighborhood. He added that Ms. Proulx 
had a good point that once it is rezoned you cannot take it back. Ms. Allen noted that they could ask the 
applicants to proffer to remove the uses they do not want to be allowed. Ms. Proulx noted that the other 
commercial property nearby was the Afton Service Center.  
 
 
Ms. Proulx questioned if they could have any proffers that related to how the brewery is run. Ms. 
Bishop noted that one of the things that the applicants proffered was the operation hours of the 
property to cut off at 7 PM. She added that she thinks it could be allowed because it relates to the 
physical property. 
 
Mr. Amante made a motion to postpone discussion of Rezoning 2020-01 R-1 to A-1 until 
the next meeting on August 26th, 2020. Ms. Proulx seconded the motion. 
 
Yes: 

Mark Stapleton 

Phil Proulx  

Chuck Amante 

Ernie Reed 

Mary Kathryn Allen 

 
 
 
Special Use Permit #2020-01 – Extended Stay Campground – 7:35 pm 
 
Ms. Bishop presented the following information: 
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Ms. Johnston noted that she is applying for the Special Use Permit to be able to comply. She added that 
she served as a vice chair on a Planning Commission for many years and just wants to make sure she is 
doing the right thing. She noted that her and her husband’s goal was to put a tiny home there. She 
explained that they would like to visit there as a getaway and would like to be able to rent it to others 
when they are not there.  
 
Ms. Allen asked if you could see into the property from the road. Ms. Johnston noted that you would 
not be able to see the travel trailer.  
 
Chair Stapleton opened the public hearing at 8:22 PM.  
 
Donna Hogston lives at 4365 Tye River Rd. She noted that she is concerned with the renting aspect of 
the application. She asked if it was going to be a camper. Ms. Johnston noted that it is 30’ long and 10’ 
wide and in the style of a cabin home. She noted that her intention is to use it as their own getaway but 
also to be able to rent it as an Air BNB on occasion. Ms. Hogston noted that she wants to give the 
benefit of the doubt and that she has no issue with the proposed use.  
  
Judy & Barry Tucker live in Madison Heights. They own the property next to the property in question. 
They are confused why this is being called a campground. Ms. Bishop explained that it is logistical 
because of the definitions in the zoning ordinance. She noted that they will have the condition that they 
only are allowed one camper. Ms. Tucker asked if it would be on well and septic. Ms. Johnston 
confirmed that it would be. Mr. and Ms. Tucker noted that this application would be ok with them.  
 
Chair Stapleton closed the public hearing at 8:29 PM.  
 
Ms. Proulx asked who would be on site checking in on the campground. Ms. Johnston noted that they 
would have security cameras on the property and that her mom lives in Lynchburg and she herself lives 
part time in Lynchburg.  
 
Ms. Allen made a motion to recommend approval of SUP #2020-01 Campground with the 
condition it is limited to one campsite as shown on the site plan.  
Ms. Proulx seconded the motion. 
 
Yes: 

Mark Stapleton 

Phil Proulx  

Chuck Amante 

Ernie Reed 

Mary Kathryn Allen 

 
 
Special Use Permit #2020-02 – Artist Community – 7:50 pm 
 
Ms. Bishop presented the following information: 
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John Meany lives at 223 Fox Horn Lane in Charlottesville, VA. He noted that the applicants were 
unable to be there due to a family health issue and that he is the landscape architect for the project. He 
noted that his clients are willing to accept the recommendations from the Planning Commission. He 
explained that there is a gravel road to their neighborhood and that the traffic count numbers are more 
for the existing brewery that is nearby. He noted that their project should not add a significant amount 
of traffic. He added that they have been contributing to the maintenance of the road for the past 15 
years and are willing to do what it takes to maintain the rd.  
 
Mr. Stapleton opened the public hearing at 8:40 PM 
 
Darcy Baker lives at 600 Laurel Ln in Lovingston. She noted that the Kassam-Adams have bought a lot 
of the land around them. She explained that she is not representing the HOA but is representing several 
neighbors. She added that their neighborhood is a dead-end gravel road where everyone feels safe to 
walk their dogs. She explained that there is already a lot of traffic and when you pass another car you 
have to pull off to the side and scratch your car. She stated that 1-4 people would be ok but if they are 
allowing 12-25 people that would be a lot. She noted that the application seems vague and has a lot of 
potential expansion that concerns her. She questioned why all the parcels owned by the applicants were 
on the application. She asked about social media coverage and noted that another neighbor is 
concerned about the area being targeted for development. She noted that she is confused what is going 
on with the property and if the Common Grounds Collaborative is the same as the youth program 
and/or the artist community. She noted that a neighbor googled the collaborative and saw that it looked 
like a wonderful like a wonderful organization but that it is international  
  
Ms. Baker also presented the following: 
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Mark Catron lives at 178 Starvale Ln in Shipman. He noted that he lives on the backside of this property 
and he is more here to represent the people that own the farm between he and the applicants. He noted 
that his concerns are for the road because it will need maintenance if traffic increases. He questioned 
how they would be able to fit enough parking spaces where the main house is. He noted that the area is 
now very rural and does not want a commercial property to be placed in the center. He noted he 
supports the project but wants the Planning Commission to investigate it further.  
 
Ms. Hjulstrom then read the following public comments from those that were not able to attend: 
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Mr. Stapleton closed the public hearing at 8:54 PM.  
 
Ms. Allen noted that there is not a lot of detail about what the project is. She asked if guests would be 
living there for up to 6 weeks at a time. Mr. Meany confirmed this. Ms. Allen asked what they would be 
doing at the site. He explained that they would be living there with their families and working on their 
art. Ms. Allen asked how many buildings are currently on the property. Mr. Meany noted that 360 
Laurel Ln is the main house and a pool house with an additional existing building used for storage. He 
added that there is an abandoned barn below and a residence/small cottage and two sheds. He added 
that there is a small structure that they wish to use as a studio.  
 
Ms. Allen asked if it would be 1-4 people allowed at a time or 1-4 families and where they would be 
staying. Mr. Meany noted that it could be an artist and their family or it could be three individual 
artists. He explained that they would be staying at 73 Meadow Dr where there would be 3 bedrooms.  
 
Mr. Amante asked how many events were allowed by-right in A-1. Ms. Bishop noted that the limit is 
300 people for 12 events a year by-right but that the Planning Commission can impose additional 
conditions. She added that she recommended a max floor area of 10,000 sq ft, the applicants are 
currently at 4738 sq ft so that only gives them about 5000 sq ft for additional structures.  
 
Ms. Bishop recommended that they can make a condition with a maximum of 12 guests at a time as 
opposed to 4 artists.  
 
Mr. Amante noted that he wanted to see a definition of what activities constitute art from the County 
Attorney. Mr. Amante quoted from the application “Small group programming may be initiated or lead 
by Common Ground, or by external groups who share Common Ground goals and vision and apply to 
use the grounds and its facilities for indoor and outdoor activities.” He added that this is a group with 
an agenda and that he wants to know what constitutes art.  
 
Ms. Allen asked if the youth programs were only for day programs, she noted that this would increase 
the traffic more than just residencies. Mr. Amante asked if there are any artist communities currently in 
the County. Ms. Allen explained that they had an artist community try to come into the County 3-4 
years ago and that is when it was added to the Zoning Ordinance. She added that that artist community 
never ended up being developed in the county.  
 
Ms. Proulx noted that this SUP would apply to all the parcels and that they are currently individual. She 
is concerned that one parcel can be separated and retain the SUP. Ms. Bishop noted that the parcels 
without buildings are a part of their trail system and that the SUP would be for all the parcels together. 
She noted that she and the County Attorney had discussed having a condition that the applicants 
combine the parcels.   
 
Mr. Stapleton asked if the applicants would be able to come to the August 26th meeting. Mr. Meany 
noted that the applicants should be back in Virginia by then and should be able to come to the meeting.  
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Ms. Allen made a motion to move SUP #2020-02 Artist Community to the next Planning 
Commission meeting on August 26th, 2020. Mr. Reed seconded the motion.  
 
Yes: 

Mark Stapleton 

Phil Proulx  

Chuck Amante 

Ernie Reed 

Mary Kathryn Allen 

 
Mr. Reed asked if the County Attorney has come to any Planning Commission meetings. Ms. Bishop 
noted that he can come to the meeting at their request.  
 
 
Special Use Permit #2020-03 – Office – 8:05 pm  
 
Ms. Bishop presented the following information: 
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Harry Powell & Sarah Aldridge live at 4011 Stage Bridge Rd Shipman and Altamont Ln in Faber, 
respectively. He noted that the property is about 1.5 miles off Route 29. He noted that the building was 
used for manufacturing agriculture equipment from 1971 to the end of 2000 and after that it has been 
used periodically. He noted that at its peak it had 30 employees and 3-4 tractor trailers. He explained 
that now they would like to have the space for offices/engineering/light manufacturing for 4-5 people 
to be working there.  
 
Chair Stapleton opened the public hearing at 9:16 PM.  
 
Raymond Cook lives at 6894 Bear Creek Rd. He noted that he is the fire chief at Faber and this property 
is right behind the fire department. He noted that he has few objections to the project.  
 
Chair Stapleton closed the public hearing at 9:17 PM. 
 
Ms. Bishop added that she received three phone calls from people, all in support of the project.  
 
Mr. Amante made a motion to recommend approval of SUP 2020-03 Office. Ms. Proulx 
seconded the motion.  
 
Yes: 

Mark Stapleton 

Phil Proulx  

Chuck Amante 

Ernie Reed 

Mary Kathryn Allen 

 
 

 

Ernie noted that this was his first meeting with the Planning Commission. The Planning Commission 
welcomed him.  

 

Adjournment: 

Ms. Allen made a motion to adjourn the meeting at 9:20 pm. Mr. Amante seconded the 
motion. The motion was passed with a vote of 5-0. 

Yes: 

Mark Stapleton 

Phil Proulx  
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Chuck Amante 

Ernie Reed 

Mary Kathryn Allen 

 

Respectfully submitted, 

 

 

Emily Hjulstrom 

Secretary, Planning & Zoning 


