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Nelson County Planning Commission 
Meeting Minutes 

February 24th, 2021 
 

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

Staff Present: Dylan Bishop, Director and Emily Hjulstrom, Planner/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 27th, 2021 

 

Ms. Allen made a motion to approve the January 27th minutes. Mr. Harman seconded the motion.  

 

Yes: 

Mark Stapleton 

Charles Amante 

Mary Kathryn Allen 

Mike Harman 

 

Abstain: 

Phil Proulx 

 

Public Hearings 

Chair. Stapleton reviewed the following public hearing guidelines: 
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Special Use Permit #229 – Banquet Hall  

Ms. Bishop presented the following information: 
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She noted that this structure can currently be permitted as an accessory structure by-right. It would 
need to be accessory to the Bed and Breakfast and would only be permitted to be utilized by guests of 
the Bed and Breakfast. She explained that 12 Social Temporary Events per year were also by-right. Social 
Temporary events allow private events of up to 300 people and must comply with the Nelson County 
Noise Ordinance. She explained that the applicant is asking for a Banquet Hall use, this would allow for 
unlimited events as outlined in the definition of a Banquet Hall. This would also allow for events to be 
open to the public and for out-of-door accessory uses. The Temporary Event Permit Ordinance requires 
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that events must have no amplified sound later than 9 PM Sunday – Thursday and 10 PM Friday – 
Saturday, no more than 500 attendees at any one time during the event, and all accessory activities are 
limited to 10 PM Sunday – Thursday and 11 PM Friday – Saturday. She noted that the only conditions on 
the events would be those given by the Board of Supervisors.  

Ms. Proulx asked how Ms. Bishop would define ‘compatible non-residential uses’. Ms. Bishop explained 
that that is not defined by the Comprehensive Plan and is up to the determination of the Planning 
Commission and Board of Supervisors.  

Corbin Snow is the applicant and owner of the property. He noted that he bought it from the previous 
owners that were running it as a traditional Bed and Breakfast while living in an RV on site. He explained 
that he bought it in June of 2019 and his nephew was going to be married soon after he bought it. He 
added that they had family travel from far away and stay at the Bed and Breakfast. They hosted the 
wedding there and got permits for the tents that they used. He explained that it was a beautiful 
wedding with a gorgeous view and that he wanted to create something small, intimate, and beautiful. 
He added that he is a landscaper and wants to improve the property.  

He explained that the Banquet Hall seems bigger than it is and that ~2000 sq ft of it was indoor. He 
explained that he wanted to create a place for guests staying at the Bed and Breakfast to host events. 
He added that he recently spoke with a neighbor and agreed to set up more screening on their side. He 
explained that his plan is to be a good neighbor and have low-key guests that are there to enjoy the 
County.  

Ms. Proulx noted that what he described is what he can do by-right. He noted that they just realized on 
Monday that they did not need to pursue the Banquet Hall. Ms. Proulx asked what the application 
meant by “farm storage/operations” He explained that it was just a few pieces of landscaping 
equipment for use on the parcel. Ms. Bishop noted that he could have that by-right. Mr. Snow noted 
that they could take it out of the application to avoid confusion. 

Mr. Amante noted the major difference seems to be that the Banquet Hall would allow them to have 
unlimited events. Ms. Bishop explained that it was unlimited events and that it could be opened up to 
the public. Mr. Amante noted that the applicant asked for events of up to 100 people and asked if it 
would supersede social temporary events allowing 300. Ms. Bishop noted that they would still be 
allowed to have Social Temp Events of 300 because that was allowed by-right.  

Ms. Allen noted that 12 events per year works out to one per month. She asked if the applicant would 
still be able to apply for Temporary Event Permits. Mr. Snow explained that his plan was to have small 
weddings of no more than 100 people and the venue rental being included with the Bed and Breakfast 
as a package.  

Mr. Amante asked if the drain field would be able to support the new structure. Ms. Bishop noted that 
the Health Department would have to review the new structure regardless.  

Ms. Proulx noted that one of her concerns is that future owners might want to do more than Mr. Snow 
plans to and that a Banquet Hall use would allow for that. She added that she has heard from some 
neighbors and that some of the big concerns are noise and lighting. Her worry is that this Special Use 
Permit would allow for more than the applicant is asking for.  
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Chair Stapleton asked if it would be a Bed and Breakfast when an event was not happening.  Mr. Snow 
noted that it is a full time Bed and Breakfast but that when there is an event they would be required to 
rent out the entire place and there would be no other guests. He explained that they want to be good 
neighbors and that they would conform to any noise and lighting restrictions.  

He explained that the pictures included are almost exactly how the building is going to look. He noted 
that there would not be a full kitchen but that there would be a few sinks in the back as a prep kitchen. 
He added that it would be white with big barn doors.  

Ms. Proulx asked the applicant how many events he hoped to have. He noted that they hoped to be able 
to do 24 events per year.  

Chair Stapleton opened the public hearing at 7:27 PM 

 

The following public comment was submitted via email:  
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Chair Stapleton closed the public hearing at 7:28 PM  

 

Ms. Proulx noted that she is not convinced that it is compatible and is worried about traffic impacts. She 
noted that she would like to know what “Compatible non-residential uses” means. She added that there 
will likely be more residential construction near there.  

Chair Stapleton asked if the reason the applicant was asking for a Banquet Hall use was the amount of 
events. Ms. Allen noted that it was that as well as its ability to be open to the public.  

Ms. Allen asked if he would still be able to apply for Category 1 or 2 Temporary Events. Ms. Bishop 
quoted the following from the ordinance “No new non-temporary structure(s) used for either Category 
1 or 2 Temporary Event(s) shall be installed or constructed unless all required zoning permit approvals 
and building permit approvals are obtained, as may be applicable. Existing non-temporary structures 
proposed for use for either Category 1 or 2 Temporary Event(s) (i) shall have been in existence on the 
date of adoption of this Article, provided that this requirement shall not apply to accessory structures 
less than 150 square feet in size, and (ii) shall be a lawful conforming properly permitted structure and 
shall support or have supported a lawful use of the property.” She explained that any building used for 
Category 1 or 2 Temporary Events would need to be a preexisting building unless they receive an 
Outdoor Entertainment Venue Special Use Permit. She added that they would be able to apply for those 
events but that they would not be able to use the structure for the events. The Planning Commission 
asked that this be looked into in the next Ordinance update.  

Ms. Hjulstrom pointed out Section 4-1-50a “Social Temporary Event, in excess of twelve such events 
in a calendar year and provided that the event complies with the County Noise Ordinance” of the 
Zoning Ordinance. She explained that this is a Special Use Permit that would allow for more Social 
Temporary Events than what is allowed by right. Ms. Bishop added that they would not be able to 
be open to the public. Ms. Allen asked how many additional events the applicant would be able to 
ask for. Ms. Hjulstrom noted that the ordinance didn’t specify and that it would be whatever the 
Board of Supervisors is willing to approve. Ms. Allen asked if this would need to be a new 
application. Ms. Hjulstrom confirmed that it would.  

Ms. Proulx asked the applicant how many events he would like to have. Mr. Snow noted that they 
would like to have 24 events per year. He explained that they would be during the warmer weather 
and not spaced evenly throughout the year.  

Ms. Bishop explained that the applicant would still be able to continue with plans to construct the 
building. Changing the Special Use Permit would require a new application and for it to come to the 
Planning Commission for another public hearing.  

Justin Shimp is the engineer for the project, he asked if they could limit the Banquet Hall Special Use 
Permit to 24 events per year. Ms. Proulx noted that the Banquet Hall Special Use Permit would also 
allow it to be open to the public and that it cannot be taken out as a condition. Ms. Allen asked if the 
amount of events would need to be proffered or if it could be a condition added. Ms. Bishop noted that 
it would be a condition.  
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Ms. Proulx explained that this is a modest and reasonable plan but that the property can change 
ownership and that the Banquet Hall allows events that are open to the public. Ms. Allen asked if they 
could add a condition that it not be open to the public. Ms. Bishop explained that it is part of the 
definition of the Banquet Hall and could not be removed.  

Chair Stapleton asked Mr. Snow if he wanted to change what he was asking for. Mr. Snow noted that he 
would like to have more events but does not desire to have more people at the events. He would still 
like to be allowed 24 events per year. He noted that he has already had several inquiries and they have 
not been advertising the location as a wedding venue. He added that they are already looking at a few 
events potentially in the Fall.  

Mr. Amante asked if they allowed 24 events per year, if 12 would be allowed to have 300 attendees. Ms. 
Allen explained that it would be a maximum of 300 attendees for all social temporary events because 
they are a by-right use.  

Chair Stapleton asked the applicant what he would like to do. Mr. Snow noted that he would like to 
continue pursuing this Special Use Permit, with a limit of 24 events as a condition, while he looks at 
other options. Ms. Proulx noted that she does not think waiting will affect his building plans and that it 
will allow him to look at other options. Mr. Snow noted that it would be nice to know how many events 
they can have before they begin construction. 

 

Ms. Proulx made a motion to defer Special Use Permit 229 – Banquet Hall until the March Planning 
Commission meeting. Chair Stapleton seconded the motion.  

 

Yes: 

Mark Stapleton 

Phil Proulx 

Charles Amante 

Mike Harman 

 

No: 

Mary Kathryn Allen 

 

Ms. Bishop apologized for the confusion.  

 

Rezoning #225 – RPC to A-1 

Ms. Bishop presented the following information:  
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Mr. Amante asked if they were considering the deed overlap shown on the plat.  

Chair Stapleton opened the public hearing at 8:02 PM  

Joseph Hatter lives in Charlottesville and owns an adjoining piece of property. He asked who the 
property overlapped with. Heather Anesta, the owner of the parcel, explained that it was not included in 
the request. Mr. Hatter noted that he and his parents, who are also adjoiners, are in full support of the 
request.  

Chair Stapleton closed the public hearing at 8:05 PM  

Mr. Harman made a motion to recommend approval of Rezoning #225 – RPC to A-1. Ms. Allen 
seconded the motion.  

Yes: 

Mark Stapleton 

Charles Amante 

Mary Kathryn Allen 

Mike Harman 

 

Other Business: 

Ms. Bishop presented the following information:  



 
15 

 



 
16 

 



 
17 

 



 
18 

 



 
19 

 



 
20 

 



 
21 

 



 
22 

 

 

Mr. Amante made a motion to bring Zoning Ordinance Updates – Batch 1 to public hearing that the 
March Planning Commission meeting. Mr. Harman seconded the motion.  
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BOS Report 

N/A 

 

Mr. Harman made a motion to adjourn the meeting at 8:09 PM. Ms. Allen seconded the motion.  

Yes: 

Mark Stapleton 

Charles Amante 

Mary Kathryn Allen 

Mike Harman 

Phil Proulx 

 

Respectfully submitted, 

 

Emily Hjulstrom 

Planner/Secretary, Planning & Zoning 

 

 

 


