Nelson County Planning Commission
Meeting Minutes
March 24th, 2021
Present: Chair Mark Stapleton and Commissioners Mary Kathryn Allen, Chuck Amante, Phil Proulx,
Mike Harman and 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 February 24th, 2021
Ms. Proulx noted that Ernie was included in a vote when he was not present. Ms. Hjulstrom noted that
she had already fixed this in the draft.

Ms. Allen made a motion to approve the February 24th minutes. Mr. Amante seconded the motion.
Yes:
Mark Stapleton
Phil Proulx
Charles Amante
Mary Kathryn Allen
Mike Harman

Abstain:
Ernie Reed

Public Hearings
Mr. Stapleton reviewed the following public hearing guidelines:
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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.
Ms. Bishop presented the following information:
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Corbin Snow is the applicant and owner of 27 Chapel Hollow Rd. He explained that they withdrew the
Banquet Hall application and are now requesting 26 events in addition to the 12 that are allowed by
right. He noted that they are in the final stages of obtaining their building permit and that they plan to
have the facility available and ready by Fall. He noted that he believes it aligns with the County’s goals to
bring tourism to the County. He added that he would like to be a good business in the County.
Ms. Proulx asked if these events would be clustered in the months with better weather. Mr. Snow
explained that the majority of weddings and receptions would be during Spring/Summer/Fall but that
being indoors would allow them to hold events year round. He added that he was comfortable with only
having one event per weekend and no more than two per week.
Mr. Harman asked if he had resolved his issue with VDOT on the requirement of a commercial entrance.
Mr. Show noted that it has been resolved to his knowlesge. Chair Stapleton asked if events would be
renting the entire property at once. Mr. Snow confirmed that events would rent the entire property as a
package. Chair Stapleton asked how many people he would be limited to with these additional events.
Mr. Snow noted that the limit is 300 for both his 12 by right events and the 26 additional. Ms. Proulx
added that it doesn’t necessarily have to be families that he rents the property to, that he could rent it
to associations.
Ms. Proulx asked if they would be able to sell tickets to events to the public. Ms. Bishop confirmed that
they could not be open to the public.

Chair Stapleton opened the public hearing at 7:13 PM
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Betty Slough lives at 1376 Chapel Hollow Rd. She noted that she does not believe that this fits the
Agricultural zone. She noted that they are calling the structure a pole barn, but due to building code it
would be classified as an assembly building. She added that it would a require a sprinkler system. She
asked if anyone had done a hydrology report to see whether the people on Chapel Hollow Rd would lose
their wells if there were to be a sprinkler system put in. She added that 300 people would be using the
facility. She noted that this would add a lot of traffic to the road and disturb the families that live there.
She explained that the Martin family has lived on the road for a long time. She explained that being in
the A-2 use group means that if they sell it then something else can go in without getting a building
permit. She noted that the Code of Virginia says that music, dancing, and drinking constitute a night
club. She noted that they are calling it a pole barn but that you cannot be storing equipment in a
building with 300 people. She added that it would need a sprinkler system and fire walls. She explained
that you can hardly take a left turn on Chapel Hollow on weekends. She added that it is similar to what
has happened to the Dambola’s restaurant and that it is now a bar and has changed that area of the
county. She noted that they might as well put sidewalks there because they might as well be a suburb.
Chair Stapleton closed the public hearing at 7:18 PM

Mr. Amante asked if granting Special Use Permits could devalue the property. Ms. Allen noted that
anything done to that land will change the value of the land and the land around it whether it’s by-right
or a Special Use Permit.
Ms. Allen asked how many events the applicant specifically asked for. Ms. Bishop explained that staff
worked with the applicant to come up with the 26 additional events to the 12 that are allowed by right.
She added that the conditions recommended would apply to the 26 additional events in the Special Use
Permit and not the 12 events that are permitted by-right. Ms. Proulx noted that she thought the
applicant was going to ask for a total of 24 events including the 12 by-right. Ms. Bishop added that this
wouldn’t be for the approval of the structure itself, just the additional events.
Chair Stapleton asked if Mr. Snow was going to have a sprinkler system. Mr. Snow noted that they were
not going to be required. Ms. Bishop added that she had spoken with the Building Official and that it is
going to be constructed to commercial code but that it would not be required to have a sprinkler
system. Mr. Stapleton asked who would be providing food for the events. Mr. Snow explained the prep
area would be included with the package but that no food would be prepared on site and that the
people holding the event would be required to get their own ABC license. Ms. Proulx asked if the Bed
and Breakfast had an ABC license. Mr. Snow explained that they are not a Bed and Breakfast but that
the houses there were Vacation Homes. He added that there are 4 bedrooms in the main house but that
they would be renting all the houses at once to each event. Ms. Proulx asked how this was an accessory
use to a Bed and Breakfast. Ms. Bishop explained that the building is an accessory to the by-right events,
farm, and vacation homes. She added that the ordinance addresses structures for events in section 242-D “… 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. …” She explained that because these are by-right events
then they can allow a structure to support that.
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Mr. Reed added that there was recently a joint meeting with the Planning Commission and Board of
Supervisors. At the meeting they discussed the issues of traffic on Route 151 and of by-right events
happening at the same time. He added that given all the different uses in A-1 that are allowed by right,
there is some deep concern in the Route 151 corridor. He explained that the additional traffic that this
would bring would cause additional problems to what already exists. He noted that in the meeting, they
learned that the County does not have a lot of control over what is allowed by right but they do on
Special Use Permits. He noted that if this had come up years ago, before the County had the traffic
issues that it has today, then it would probably be ok. But that now the Route 151 corridor needs to be
protected until the Comprehensive Plan and Rockfish Valley Area Plan can be updated to give more
guidance.
Mr. Amante asked if there had been a VDOT traffic study where the County was close to going over the
traffic capacity that would require Route 151 to be widened. Ms. Proulx noted that it was a study from a
few years ago that had measured weekday and not weekend traffic. Ms. Bishop noted that she did not
know of any updates on the state of traffic on Route 151. Mr. Amante asked if Route 151 were widened,
what it would do to Mr. Snow’s location. Mr. Snow explained that it would use some of his lawn but that
the building will be enclosed and have screening to dampen noise and sound.
Ms. Proulx proposed granting 12 additional events instead of the asked for 26 as a compromise. She
noted that on one hand there is concern about the amount of events but that she doesn’t want to make
it a nonviable business. Mr. Harman noted that they had talked last month about a total of 24 and that
now it was a total of 38. Chair Stapleton noted that this is a brand new application. Ms. Allen noted that
Mr. Snow had the ability to build this for the past year but that he was unfortunately not aware of it. She
noted that Special Use Permits stay with the land and that they need to picture what could happen in 510 years if he decides to sell the land. She noted that she thinks that the Rockfish Valley Area Plan is at
this point useless and that the County has outgrown it. She explained that they need to start over and
figure out if they want to turn some by-right uses into Special Use Permits.
Mr. Snow noted that the previous application was for unlimited events and that this would allow for a
total of 38 events per year. He added that he was approached by one of the largest vineyards in Virginia
about 7-8 months ago and that they want to take over the barn and use one of their ABC licenses to
bring hundreds of people in daily to drink wine. He explained that it is going to be used in some capacity.
Chair Stapleton asked if the proposed conditions came from Mr. Snow. Mr. Snow confirmed that they
were from him. Mr. Snow asked if having a condition of one event instead of two per week would help.
Ms. Allen noted that she would like to allow 12 additional events until they can see how many events
they require. Mr. Snow explained that he has likely already turned off 30 people that were interested in
renting it for events. Mr. Snow noted that for people booking it as a vacation house would wouldn’t be
able to book it on weekends that it is booked for an event. Ms. Proulx noted that the Special Use Permit
can always be amended to add more events. Ms. Allen noted that she expects the applicant to come
back in a year or two for an amendment to their Special Use Permit.
Ms. Bishop noted that it was a miscommunication on her part that the applicant asked for more events
and she had asked the applicant how many events he would like to have.
Mr. Amante made a motion to recommend approval of Special Use Permit #253 with the following
conditions:
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1. All applicable local, state, and federal regulations shall be met.
2. The parking area and structure shall be screened with landscaping from Chapel Hollow Road
and adjoining properties.
3. There shall be no additional lighting that would cause pollution to neighboring properties,
roadways, or the dark night sky.
4. There shall be no more than 12 such events per calendar year (not including the 12 Social
Temporary Events that are permitted by-right). Event frequency shall be limited to two events
per week, with only one such event being held on Saturday-Sunday.
5. Staff shall be on-site to supervise and maintain each event.
6. There shall be no amplified sound after 9:00 p.m. on Sundays-Thursdays and events shall be
limited to 10:00 p.m. There shall be no amplified sound after 10:00 p.m. on Friday-Saturday
and events shall be limited to 11:00 p.m.
Ms. Proulx seconded the motion

Yes:
Mark Stapleton
Phil Proulx
Charles Amante
Mary Kathryn Allen
Mike Harman

No:
Ernie Reed

Ordinance Updates – Batch 1
Ms. Bishop presented the following information:
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Mr. Stapleton opened the public hearing at 7:48 PM
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Taylor Smack of 9519 Critzer Shop Rd. He noted that he wanted to make himself available if they had
any questions for him. He explained that the update concerning adding restaurants to M-1 would really
help at the Barrel House where they want to become more self-sustaining by being restaurant oriented.
He added that at his location there is a big accessible road.
Ms. Allen noted that she does appreciate him bringing business to the south of the County. She added
that there is not the infrastructure to support businesses in the south of the County. Mr. Smack noted
that he has heard that there are a lot more cars on Route 29, the difference is that they aren’t stopping
in the County.
Mr. Amante noted that Route 29 is a divided a highway so it can handle more traffic. Mr. Amante noted
that new dwelling construction would be adding to Route 151 traffic as well.
Mr. Stapleton closed the public hearing at 7:52 PM

Mr. Harman made a motion to recommend approval of the proposed Batch 1 ordinance updates. Mr.
Amante seconded the motion.

Yes:
Mark Stapleton
Phil Proulx
Charles Amante
Mary Kathryn Allen
Mike Harman
Ernie Reed

Other Business:
Mr. Amante noted that he learned that there wasn’t much regulation at the joint meeting on Farm
breweries and wineries. Ms. Bishop noted that she took away that the state has a lot of obligations and
responsibilities to work out. She added that regulating agriculturally exempt structures depends on how
the structure is primarily being used and that they aren’t exempt from Erosion & Sedimnent Control and
VDOT. She added that the County would need to prove a threat to health, safety, and welfare to restrict
events.
Mr. Reed noted that they didn’t get any new tools from the meeting but that after the meeting his first
thought went to the Comprehensive Plan and that the Board had taken it out of the budget for the
coming year. He added that he doesn’t know what the best way to move forward with the
Comprehensive Plan would be and whether the Planning Commission can make the push to work on it.
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Ms. Allen noted that businesses will come to the south when infrasrtructure like water and sewer are in
place. Ms. Proulx noted that a lot of the north district doesn’t have water.

BOS Report
Mr. Reed noted that one of the things the BOS has done is an RFP for engineering and financial advisory
services for capital planning and possible properties open for acquisition and development along the
corridor. He noted that some money has been put forth for the County to be more proactive with things
like business parks and etc. He added that he hopes that it would include some work on the
Comprehensive Plan. He explained that some supervisors think that the Comprehensive Plan is useless
and some others think that zoning is god. Ms. Allen noted that there is a fine line between useless and
god that needs to be found.
Ms. Bishop noted that the Planning Commission can start emailing her priorities or areas that need to be
identified for development. She added that staff is looking into mixed use districts and how to bring
growth to certain areas. Ms. Allen noted that she would like to find a place for a recreational complex
for sports. She added that more kids will be picked up by colleges due to having the extra training when
they’re young.
Mr. Reed asked about what can be done to start work on the Comprehensive Plan. Ms. Bishop explained
that they needed the finances to do it but that they can work on getting the process started.
Mr. Reed asked if anyone had anything that they would like to ask for in the budget. He noted that it
looks like most people are going to get what they’re asking for this year.
Chair Stapleton asked if there was still money in the budget for a consultant to get the County started
on the Comprehensive Plan. Ms. Bishop noted that she was told it would be in the budget but it has
since been taken out. Mr. Stapleton added that the Planning Commission has taken several attempts
over the past few years and have not made any progress. He added that they need a paid outside
professional to help them get started. Ms. Allen added that having someone help them get started
would help tremendously.
Ms. Bishop noted that the Comprehensive Plan isn’t just for land use and zoning purposes and that it is
more about the bigger picture and should include housing, transportation, parks and recreation,
tourism, communication, solar, etc… Ms. Allen noted that Economic Development is doing things that
the Comprehensive Plan doesn’t address and that she doesn’t want to prevent businesses from
succeeding. Mr. Reed noted that he does not think the majority of the Board of Supervisors understand
what needs to be done with the Comprehensive Plan.

Ms. Allen made a motion to adjourn the meeting at 8:09 PM. Mr. Harman seconded the motion.
Yes:
Mark Stapleton
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Ernie Reed
Charles Amante
Mary Kathryn Allen
Mike Harman
Phil Proulx

Respectfully submitted,

Emily Hjulstrom
Planner/Secretary, Planning & Zoning
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