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Nelson County Planning Commission 
Meeting Minutes 
February 22, 2023 

 
 

Present:  Chair Mary Kathryn Allen and Commissioners Mike Harman, Phil Proulx, Ernie Reed, Chuck 
Amante and Robin Hauschner 

Staff Present: Dylan Bishop, Director  

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

 

Review of Meeting Minutes 

October 25th, 2022 

Mr. Harman motioned to approve the October 25th, 2022 minutes. Mr. Hauschner seconded the 
motion.  

Yes: 

Mike Harman 

Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 

Abstain: 

Phil Proulx 

Ernie Reed 

 

November 16th, 2022 

Ms. Proulx motioned to approve the November 16th, 2022 minutes. Mr. Harman seconded the 
motion.  

Yes: 

Mike Harman 

Phil Proulx 
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Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 

Abstain:  

Ernie Reed 

 

December 28th, 2022 

Ms. Proulx noted on page 10 there is an unfinished sentence.  

Mr. Hauschner motioned to approve the December 28th, 2022 minutes. Mr. Harman seconded the 
motion. 

Yes: 

Mike Harman 

Phil Proulx 

Mary Kathryn Allen 

Robin Hauschner 

Abstain:  

Ernie Reed 

Chuck Amante 

 

 

Officer Elections 

Chair 

Ms. Proulx nominated Ms. Allen to be Chair. Mr. Amante seconded the motion.  

Yes: 

Mike Harman 

Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 

Phil Proulx 
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Ernie Reed 

 

Vice Chair  

Ms. Allen nominated Mr. Hauschner to be Vice Chair. Ms. Proulx seconded the motion.  

Yes: 

Mike Harman 

Mary Kathryn Allen 

Robin Hauschner 

Phil Proulx 

Ernie Reed 

No:  

Chuck Amante 

 

Secretary  

Ms. Proulx made a motion to nominate Ms. Hjulstrom to secretary. Mr. Harman seconded.  

Yes: 

Mike Harman 

Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 

Phil Proulx 

Ernie Reed 

 

 

Public Hearings 

SUP #838 – Automobile Graveyard 

Ms. Bishop presented the following information: 
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Mr. Harman asked if the owner lived in the home on the parcel. Ms. Bishop noted that he does to her 
understanding. Mr. Reed asked if rezoning to M-2 was an option. Ms. Bishop noted that a Class C 
Automobile Graveyard is not by right in any district. Ms. Bishop added that the property has been 
cleaned up significantly since the initial violation notice. Ms. Proulx added that the cars have been there 
for a long time.  

Mr. Alvin Carpenter of 110 Family Ln is the applicant. He explained that he pays taxes on these cars and 
that he plans to fix them up. He added that he has removed several cars already. He noted that most of 
the cars are now in better condition and can run. Mr. Harman asked how many untagged vehicles he 
currently has. Mr. Carpenter noted that he has at least six including his RV.  

 

Chair Allen opened the public hearing at 7:14 PM.  
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Chair Allen closed the public hearing at 7:14 PM.  

 

Mr. Harman made a motion to recommend approval of SUP #838 Automobile Graveyard Class C with 
the following conditions:  

1. The number of inoperable vehicles shall not exceed 6.  
2. Fenced screening at least 6’ in height as shown on the site sketch shall be required to 
prevent the automobile graveyard from being visible to adjoining properties and roadways.  

 

Ms. Proulx seconded the motion.  

Yes: 

Mike Harman 

Phil Proulx 

Ernie Reed 

Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 

 

Rezoning #837 – A-1 to M-2 

Ms. Bishop presented the following information: 
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Mr. Amante asked if the proffers would last forever. Ms. Bishop noted that they would remain until an 
amendment to the rezoning is asked for.  

  

Chair Allen opened the public hearing at 7:23 PM.  

 

Josh Dudley of 3241 Patrick Henry Highway stated that this would directly affect the family farm across 
the road. He noted that they are for his cabinet shop but are not for it being rezoned to M-2. He would 
not want this application to be approved without the proffers. He showed the location of his home and 
noted that he does not want to see the cabinet shop from his home. He explained that they didn’t want 
to see a Family Dollar or a sawmill at the location.  
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Chair Allen closed the public hearing at 7:26 PM.  

 

Mr. Harman explained that he drove by and that it’s a large piece of property that has been vacant for 
years. Mr. Harman asked if the cabinet shop would be open to the public.  

Mr. Ben Esh of 1337 Indian Creek Rd in Amherst is the applicant. He explained that he would not be 
selling out of the building. Ms. Proulx noted that this is a rezoning that stays with the land and not a 
Special Use Permit. Mr. Reed asked how he felt about locating the shop out of sight of the neighbor’s 
house. Mr. Esh explained that it was his first option to do so and the only reason he would go with 
another option would be to meet setbacks. He added that he doesn’t see why his first choice shouldn’t 
work.  

Chair Allen asked why the tip is zoned M-2. Ms. Bishop explained that it occurs often in the county. She 
explained that the idea with the R-1 buffer seen often was likely to keep residential uses towards the 
roadway while maintaining agricultural uses in the back of the properties.  

Mr. Reed asked if the applicant would have to submit a site plan. Ms. Bishop explained that they would 
and that a Major Site Plan would need to come back to the Planning Commission.  

Mr. Amante noted that the proffers were very generous. Ms. Bishop explained that with rezonings, the 
appropriate article for the new zone is sent to the applicants and they are able to cross anything off that 
they don’t wish to include. She added that they are voluntary by nature and that she believes the 
applicant spoke with some of the neighbors.  

Chair Allen asked if a Special Use Permit were possible. Ms. Bishop explained that rezoning was the only 
possibility to do the cabinet shop. Mr. Hauschner asked if public utility could be added to the proffers. 
Chair Allen explained that public utility was already by right in A-1. 

 

Mr. Harman made a motion to recommend approval of Rezoning #837 A-1 to M-2 with the proffers 
submitted by the applicant February 22nd, 2023. Mr. Amante seconded the motion.  

  

Yes: 

Mike Harman 

Phil Proulx 

Ernie Reed 

Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 
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Rezoning #850/Special Use Permit #849 – A-1 to B-1/Dwellings 

Ms. Bishop presented the following information: 
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Mr. Salvatore Maninno of 534 Burchs Creek Rd in Crozet. He explained that he owns Vito’s and hopes to 
expand eventually. He noted that he saw potential in the property for apartments and commercial 
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business downstairs. Mr. Amante asked if he was planning on building an additional building. Mr. 
Maninno explained that he planned to. Ms. Proulx asked if the old shop behind had been demolished as 
well. Mr. Maninno explained that part of it had been demolished but that there is an existing apartment. 
Mr. Harman asked about the parking. Mr. Maninno explained that there would be plenty of parking in 
the back. Ms. Proulx noted that the Planning Commission attempted to rezone that area to B-1 years 
ago.  

 

Chair Allen opened the public hearing at 7:45 PM.  

Chair Allen closed the public hearing at 7:45 PM.  

 

Mr. Hauschner made a motion to recommend approval of Rezoning 850 A-1 to B-1 and concurrent 
Special Use Permit 849 for multifamily dwelling. Mr. Harman seconded the motion.  

Yes: 

Mike Harman 

Phil Proulx 

Ernie Reed 

Chuck Amante 

Mary Kathryn Allen 

Mr. Hauschner 

 

 

Other Business:  

Major Site Plan #742 – North Fork Cabins 

Ms. Bishop presented the following information:  
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Mr. Harman asked if another approval would be required to exceed nine cabins. Ms. Bishop noted that it 
would be. Mr. Reed asked what would be required for construction in the flood plain. Ms. Bishop noted 
that the applicant is currently working on a flood study that will show what the base flood elevations 
are. She added that there is a requirement that they be at least 18 inches above what the base flood 
elevation is. She explained that any fill that goes in would need to have a no net rise certification that 
certifies that whatever is being added is being removed from the flood plain elsewhere and that the 
base flood elevation would not increase. Mr. Hauschner asked if the cabins were far enough apart for 
the land to be subdivided in the future. Ms. Bishop explained that it could potentially be done as a 
cluster subdivision but not as a traditional subdivision. Ms. Proulx noted that the cabins would have to 
be built to the standards of a dwelling.  

Mr. Justin Shimp of 148 Tanbark Drive is the engineer for the project. He explained that the cabins were 
3-400 square feet. Chris Bowman of 6973 North Fork Rd is the applicant for the project. He explained 
that he lives there full time in an existing house on the property. He explained that the cabins would be 
built for weekend getaways.  

Ms. Proulx made a motion to approve Major Site Plan 742 for North Fork Cabins. Mr. Hauschner 
seconded the motion.  

Yes: 

Mike Harman 

Phil Proulx 

Ernie Reed 

Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 
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Ordinance Update – Division from Family Trusts 

Ms. Bishop explained that they are looking at amending the subdivision ordinance to allow for a family 
division for the beneficiary of a Family Trust. She explained that this follows state code. She added that 
there is a 15-year restriction where it can’t be transferred outside of the family. She noted that other 
aspects being changed are; reducing the required access easement width from 30’ to 20’ and to increase 
the minimum lot size from 1 acre to 2 acres. Ms. Bishop asked if they wanted to include the R-1 district 
in the decision to increase the minimum lot size to 2 acres. Ms. Proulx noted that it is difficult to build on 
1 acre without public water and sewer.  

Ms. Proulx made a motion to move the Ordinance Update for Division from Family Trusts to the 
March 22nd, 2023 Planning Commission meeting. Mr. Amante seconded the motion.  

Yes: 

Mike Harman 

Phil Proulx 

Ernie Reed 

Chuck Amante 

Mary Kathryn Allen 

Robin Hauschner 

 

 

Ordinance update – Cluster Housing 

Ms. Bishop recommended that the Planning Commission set a separate work session to discuss the 
proposed update with the appropriate agencies. Ms. Proulx noted that she is interested in getting more 
information about conservation subdivisions. Mr. Harman added that some of the surrounding counties 
might have more updated cluster housing ordinances. Ms. Bishop noted that she would send out a poll 
to set up a date for the work session.  

 

SUP #837 – Campground – Withdrawal 

Ms. Bishop explained that the applicants for Special Use Permit #837 withdrew their request.  

 

Annual Report 
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Ms. Bishop presented the following information:  
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Ms. Allen asked about the status of towers that had been approved. Ms. Bishop noted that they all had 
building permits.  

Mr. Harman asked about SUP 808 for Service Dogs of Virginia. Ms. Bishop noted that it had been 
withdrawn and that the property is now under contract.  

Chair Allen asked how long it takes the County GIS to catch up to zoning changes. Ms. Bishop noted that 
she was not sure how often the Commissioner submitted changes.  

Mr. Hauschner asked how the number compared to 2021. Ms. Bishop noted that the number of new 
dwellings had gone down. Chair Allen noted that the number of Zoning Violations had also gone down. 
Mr. Hauschner noted that there are many more accessory structures compared to 2021. Ms. Bishop 
noted that Planning and Zoning had not been consulted on farm exempt structures for a time but that 
this has resumed and that the increased accessory structures may be due to that.  

 

Board of Supervisors Report: 

Mr. Reed noted that there is discussion between the Service Authority and County Staff on creating a 
Water Master Plan for the County that will include potential development of Dillard Creek on the Larkin 
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Property. This could potentially expand the capacity of the Lovingston system which is in need of 
expansion.  

He added that Ms. McGarry’s report on short term rentals is interesting. He quoted “The Commissioner 
and County Staff have participated in three demos with vendors that provide short term rental tracking 
services. Staff is now in the process of checking references from current users in order to provide a 
recommendation regarding the procurement of services. Approximate cost of the basic service which 
includes address, ID, and compliance rental monitoring from two of the vendors is between $25-35,000 
with additional services that can be added on. These companies utilize programs that scrub the internet 
for short term rental listings and provide dashboards of related data. The Commissioners office is 
receiving payments now from third party collectors such as VRBO and AirBnb with fiscal year 2023 
collections on track to exceed budget.” 

Ms. Proulx asked if they would use this consultant on an ongoing basis or just one time. Mr. Reed noted 
that he did not know. Ms. Proulx explained that it seems expensive.  

Mr. Reed noted that there is a new portal to pay your personal property tax online. He added that the 
update to the County website is going forward.  

Mr. Reed added that they are getting together with Architectural Partners to focus on creating a Master 
Plan for the Larkin Property.  

Mr. Reed noted that they received the compensation study for staff and Social Services and that staff is 
going to be making recommendations for the coming year’s budget.  

Mr. Reed noted that the Board met with the Amherst Board of Supervisors regarding the Ag Center. He 
explained that consensus was that they were not in position to purchase property in Amherst. He added 
that the project has changed with the focus being on career and vocational/technical education. He 
explained that they will continue to discuss this with Amherst County. He noted that the discussion will 
broaden to other things that the counties might have joint interest in such as trails, recreation, and 
housing.  

 

At 8:23 PM, Chair Allen made a motion to continue the meeting to March 15th at 6:30PM. Mr. 
Hauschner seconded the motion.  

  

Yes:  

Ernie Reed 

Mary Kathryn Allen 

Mike Harman 

Phil Proulx 

Robin Hauschner 
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Chuck Amante 

 

 

Respectfully submitted, 

 

Emily Hjulstrom 

Planner/Secretary, Planning & Zoning 

 

 

 


