
 

 

NELSON COUNTY PLANNING COMMISSION 
Meeting Agenda 
May 26th, 2021 

 
General District Courtroom, 3rd Floor, Nelson County Courthouse, Lovingston 

 
− 7:00 – Meeting Convenes / Call to Order 
 
− Review of Meeting Minutes: April 28th, 2021 
 
− Public Hearings 

o Rezoning #296 – R-1 to A-1 
o Rezoning #297 – Designation of B-1 Zoning 

 
− Other Business 

o Proposed Batch 2 Updates 
o Comprehensive Plan Discussion  

 
− Board of Supervisors Report 
 
− Adjournment  
   
− Next Meeting: June 23rd, 2021 

 

NOTICE: In alignment with current COVID-19 guidelines, and to guard the health and safety of all meeting attendees, 
physical distancing and the wearing of face masks will be required in the courtroom. If you do not have a mask, one 
will be provided for you. Should current guidance change prior to the date of the meeting, the guidelines in place at 
the time will be adhered to.  

If you are not able to attend the meeting due to COVID-19 precautions or restrictions, comments may be submitted 
(1) electronically, or (2) in writing, and will be accepted until 12:00 pm on May 26th, 2021.  

(1) Electronically: ehjulstrom@nelsoncounty.org or dbishop@nelsoncounty.org  
(2) In Writing: Dept. of Planning & Zoning, P.O. Box 558, Lovingston, VA 22949 

 



 

 
1 

 

Nelson County Planning Commission 
Meeting Minutes 
April 28th, 2021 

 
Present:  Chair Mark Stapleton and Commissioners Chuck Amante, Phil Proulx and Mike Harman 

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 March 24th, 2021  

 

Ms.  Proulx made a motion to approve the March 24th minutes. Mr. Harman seconded the motion.  

Yes: 

Mark Stapleton 

Phil Proulx 

Charles Amante 

Mike Harman 

 

 

Public Hearings 

Mr. Stapleton reviewed the following public hearing guidelines: 
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Communication Tower #267 – Class C – Verizon 

Ms. Bishop presented the following information:  
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Mr. Charles Alvis is an attorney for Williams-Mullen and is here with the applicant for the project Nathan 
Holland.  
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He reviewed the following information:   
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He mentioned a public comment from Lew Hamner in the meeting packet and noted that he couldn’t 
get cell service in Schuyler and that he has a family member with a medical condition that he worries 
about not being able to call for help.  

Mr. Harman asked why it was necessary to waive the 110% fall area. Mr. Alvis clarified that he is looking 
at the distance to the property line and that it would be about 130 feet from the property line. Mr. 
Stapleton asked if that meant that the pole was engineered to break in the middle. Mr. Holland noted 
that the strongest part of the pole is the foundation and that the tower would fold in half and not fall 
straight over.  

Mr. Amante asked how long it took to get a tower up and running after it receives approval. Mr. Alvis 
noted that Verizon has many sites and that he couldn’t give a definite answer but that he would say 
within two years is probable.  

Mr. Stapleton asked if there was a long term plan for Verizon in Nelson County that the Commission 
could see. Mr. Holland noted that it was something that Verizon was working on. Mr. Stapleton asked 
him to see if any information could be available to them. Mr. Holland noted that Verizon understands 
Nelson County’s need.  

Ms. Proulx asked if the arrays would be available for collocation from another company. Mr. Alvis 
confirmed that it would, as well emergency services and the county.  

Chair Stapleton opened the public hearing at 7:14 PM 

Chair Stapleton closed the public hearing at 7:14 PM  
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Mr. Harman made a motion to recommend approval of Tower #267 with the following conditions and 
modifications: 

1. The tower shall be constructed according to the final approved site plan. 
2. Allowed modification for height requirement of 180 feet, with 4-foot lightning rod. 
3. Allowed modification for five arrays, with six antennas per array. 
4. Allowed modification for fall area of 100 feet. 

 

Mr. Amante seconded the motion.  

Yes: 

Mark Stapleton 

Phil Proulx 

Charles Amante 

Mike Harman  

 

Ms. Bishop noted that the public hearing has been advertised to go to the Board of Supervisors on May 
11th.  

Ms. Bishop added that she went to the balloon test and wasn’t able to see the tower until she was right 
under it. She also noted that she lost cell reception while she was out there.  

Proposed Zoning Ordinance Update 

Ms. Bishop presented the following information:  
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Ms. Bishop noted that staff had received a request to have winery listed as a Special Use Permit in the B-
1 zone. She noted that staff went ahead and advertised for the public hearing after speaking with a few 
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of the Commission members. She explained that distillery and brewery are allowed by Special Use 
Permit in B-1 and that this update would add winery. This would allow for people to apply for a Special 
Use Permit to have a winery in B-1.   

Mr. Stapleton opened the public hearing at 7:18 PM 

Mr. Stapleton closed the public hearing at 7:18 PM 

 

Mr. Harman made a motion to recommend approval of the proposed Zoning Ordinance Update to add 
Winery (8-1-15a) as a Special Use Permit in B-1. Ms. Proulx seconded the motion.  

Yes: 

Mark Stapleton 

Phil Proulx 

Charles Amante 

Mike Harman  

 

Other Business: 

Ms. Proulx asked what had happened with Special Use Permit 253. Ms. Bishop noted that it was 
deferred due to new information from the Building Official a few hours before the meeting. She added 
that she didn’t want to put something she didn’t understand before the Board. She explained that they 
had the public hearing in which she believes there was one speaker. She recommended that the Board 
deffer the application to the next meeting where they can further discuss the new information.    

 

Mr. Stapleton asked Ms. Bishop about the proposed Renissance Ridge plans. Ms. Bishop explained that 
the County has not received an application or any information from the developer. She noted that they 
are still trying to figure out what the County’s involvement would be. She added that they recently met 
with DHCD (The Department of Housing and Community Development). She explained that they are the 
ones issuing the grant program.   

Ms. Bishop noted they learned that the grant award has been made but it has not been finalised. They 
also learned that NCCDF (Nelson County Community Development Foundation) will have to provide 
additional information to DHCD to enable a contract to be issued to the foundation to provide the award 
of the grant funding, which includes specific performance requirements. She noted that they will have to 
do an environmental assessment, meet VDOT, water and sewer, and County requirements before they 
get the money. She explained that the grant money is reimbursable and is not provided in advance. She 
added that they must complete grant requirements and finalize contracts in one year, otherwise the 
grant can be rescinded. She added that once the grant is finalised, the NCCDF has two years to complete 
the project activities and that such activities must be in place for 20 years. She also noted that the 
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devlopment must prove it can be successful with it’s initial project through the construction and sale of 
homes.  

Mr. Amante asked if the project included two grants. Ms. Bishop noted that to her understanding it was 
one grant of $600,000. Mr. Amante noted that he had seen on the Governor’s site that there were two. 
Ms. Bishop noted that all the money was coming from the DHCD program.  

Ms. Proulx asked if they could still proceed with the project if they did not receive the grant money. Ms. 
Bishop noted that they could and the project would need to meet the same requirements from the 
County and other agencies but that they wouldn’t have to comply with conditions of the grant. Ms. 
Proulx asked if it would need to include income eligibility. Ms. Bishop noted that those would be 
requirements of the grant. Ms. Proulx noted that $600,000 would not be enough for the entire project. 
Ms. Bishop noted that the grant was for the first stage that includes 60 units, 20 of which would need to 
be affordable. Ms. Proulx wondered if the grant would be significant for the developers.  

 

Proposed Batch 2 Updates   

Ms. Bishop reviewed the folowing information and asked if the Planning Commission had any 
comments: 



 

 
26 

 

 



 

 
27 

 

 

She noted that staff already planned to make a few changes to the drafts and that she is asking for any 
feedback that the Planning Commission currently has. She explained that changing kennel to be a 
Special Use Permit and removing the time limit so that it can become a condition of the Special Use 
Permit.  

Ms. Proulx questioned the addition of permanent structures in campgrounds. Ms. Bishop explained that 
staff has been receiving requests for campgrounds to include permanent structures such as yurts and 
treehouses, things that would not meet building code for a dwelling. Ms. Hjulstrom added that cabins 
would also be an example of this. Ms. Proulx noted that transient lodging had been changed in the 
ordinance a few years ago. Ms. Bishop noted that the glamping aspect of it could be nice for the County. 
Ms. Proulx questioned whether or not these structures would be used as dwelling. Ms. Hjulstrom noted 
that these structures would not be allowed to meet the definition of a dwelling or they would need to 
be treated as such. She explained that this would be more for structures that do not have their own 
kitchen and/or bathroom. Ms. Bishop noted that there are structures like bubble tents that have some 
level of permanancy to them but that would never meet the building code for a dwelling. She added 
that campground would still be treated as a Special Use Permit and would be subject to conditions. Ms. 
Bishop noted that it was in 2015/2016 that the Planning Commission did a pretty intensive review of 
these definitions. She noted that she is aware of some of the feedback that was given by the public at 
the time. She explained that staff feels like it’s due for another update as the industry evolves and with 
tourism being such a large revenue.  

Chair Stapleton noted that he would like to delay this discussion until the next meeting where more 
members can participate. Ms. Bishop noted that she would be making some changes to the draft before 
the next meeting.  

 

BOS Report 
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Ms. Bishop noted that they would be having a budget hearing on May 4th and that the Comprehensive 
Plan has $50,000 drafted for it in the budget. Mr. Stapleton noted that the Planning Commission 
members needed to get their thoughts for the Comprehensive Plan to Ms. Bishop. 

 

Mr. Amante made a motion to adjourn the meeting at 7:35 PM. Ms. Proulx seconded the motion.  

Yes: 

Mark Stapleton 

Phil Proulx 

Charles Amante 

Mike Harman 

 

Respectfully submitted, 

 

Emily Hjulstrom 

Planner/Secretary, Planning & Zoning 

 

 

 



Nelson County 
Planning Commission 

To: Planning Commission 

From: Dylan M. Bishop, Director of Planning & Zoning DMB 

Date: May 26, 2021 

Re: Rezoning #296 – R-1 to A-1 – Laura Coleman – 804 Afton Mountain Road 

BACKGROUND: This is a request to rezone property from Residential, R-1 to Agricultural, A-1 
to satisfy density requirements to construct a second dwelling on the property. 

Public Hearings Scheduled: P/C – May 26, 2021; Board – June 8, 2021 (tentative) 

Location / Election District: 804 Afton Mountain Road / North District 

Tax Map Number(s) / Total acreage:  3-A-149 / 6.23 acres +/- total 

Owner/Applicant Contact Information: Laura Coleman, 804 Afton Mountain Road, Afton, VA 
22920, 434-242-8077 

Comments: This property contains two zoning designations, also referred to as “split-zoning.” It 
is staff’s understanding that a strip of R-1 Residential zoning along each side of the road was 
established when the Zoning Ordinance and Map were adopted. Paper maps from 1995 show 
this strip of zoning as well. As shown on the Afton Zoning attachment, these roads include Afton 
Mountain Road, Avon Road, Critzer Shop Road, and Old Turnpike Road. This also includes 
portions of Route 151, Tanbark Drive, and Windy Acres Circle. It is staff's belief that the purpose 
of this was to concentrate areas of residential development, and protect agricultural properties 
in the Afton area.  

Allowable lot rights and density requirements are referenced in the Zoning Ordinance, and 
attached is the Allowable Lots Chart from Article 4: A-1 Agriculture District. New lots in both the 
A-1 and R-1 Districts require a minimum lot size of 2 acres (when utilizing well and septic). To 
assess the permitting of multiple dwellings on a single lot, both the most recent recorded 
allowable lots and density requirements are considered. This means that 2 acres per dwelling is 
required on a single lot. The intent is that should a future subdivision of the additional dwelling(s) 
be proposed, the Subdivision Ordinance requirements for new lots would be met. Based on GIS 
estimates and interpolation of the master zoning map onto the plat, approximately half of the 
property closest to the road is zoned R-1, with the other half zoned A-1. Because each portion 
contains more than 2 acres, we could permit a second dwelling in the R-1 portion of the 
property. To place a second dwelling in the A-1 portion of the property would require a minimum 
of 4 acres that are zoned A-1. The owner wishes to place the second
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dwelling on the A-1 portion of the property, and therefore requests this rezoning to satisfy 
minimum acreage requirements.  

This request was supported by Board of Supervisors Jesse Rutherford and Thomas Harvey, 
and the owner requested to move forward with site work and constructing the second dwelling 
prior to receiving this approval. An email is attached with this report explaining that the Building 
Inspections Office will perform inspections on the property prior to issuance of a building permit, 
with the understanding that the owner is proceeding at her own risk. Should the rezoning 
request be denied, the property would be required to be brought into compliance. 

The Board of Supervisors approved a rezoning of property of Avon Road from R-1 to A-1 to 
allow a farm brewery use in 2020.  

DISCUSSION: 

Land Use / Floodplain:  This area is residential and agricultural in nature. Zoning in the vicinity is 
a strip of R-1 along each side of the road with A-1 zoning behind and beyond. There are no 100-
year floodplains on this property.   

Access / Traffic / Parking: Property is accessed by an existing private driveway on Afton 
Mountain Road, and the second dwelling is proposed to be served by the same entrance. 
Comments from VDOT (if any) will be provided at the meeting.  

Utilities: The property is currently served by private well and septic. Comments from the Health 
Department will be provided at the meeting.  

Proffers: There are no proffers submitted as part of this request.  
 
Comprehensive Plan: This property is located in an area designated rural residential in the 
Comprehensive Plan, “which would allow low density residential and compatible non-residential 
uses in rural areas where agriculture is not the predominant use. Clustering of residents further 
protects rural areas… These sites are adjacent to identified development areas and adjacent to 
existing institutional (typically schools) or small-scale industrial uses. These areas are not 
expected to be served by water or sewer and therefore must be developed at a density 
consistent with groundwater availability and the lot sizes needed to accommodate septic 
systems.” 

RECOMMENDATION:  

Attachments: 
Application 
Plat 
Zoning Map 
Afton Zoning 
A-1 Allowable Lots Chart 
Email to Owner 
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From: Dylan Bishop
To: "laura.coleman032@gmail.com"
Cc: Emily Hjulstrom; Charles Miller; Jesse Rutherford; harveyasc@gmail.com
Subject: 804 Afton Mountain
Date: Wednesday, April 21, 2021 4:00:00 PM

Good afternoon,
 
Here is the link to the application for rezoning: https://www.nelsoncounty-va.gov/wp-
content/uploads/PERMIT-APPLICATION_-2020-03-24.pdf
The fee is $300 and can be a check made payable to Nelson County, or paid in cash. We also need a
site layout showing the locations of both the current and proposed house (here is the site plan
checklist for reference for your builder: https://www.nelsoncounty-va.gov/wp-
content/uploads/NelsonCo_Minor-Site-Plan-checklist.pdf). We need these items no later than next
Friday, April 30. This would put the Planning Commission public hearing on May 26, and tentatively
the Board of Supervisors for a final decision June 8.
 
Building Official Chuck Miller has indicated that he cannot issue a building permit without this zoning
approval, but can allow you to proceed at your own risk, without a permit. You’ll need to get
approval from the Health Department as well. His office will perform inspections – these need to be
called in the day before they are requested. The issuance of the building permit is contingent upon
the approval of the rezoning – if for some reason the rezoning is not approved, you will be required to
bring the property into compliance. Assuming the rezoning is approved, he can then issue the building
permit. I just want to make clear that although we anticipate the rezoning to be approved, there is
always a chance that it could not, and you are proceeding fully at your own risk. If you have specific
questions about that please let Chuck or myself know.
 
Thanks,
 
Dylan M. Bishop, CZA, CFM
Director of Planning & Zoning
Nelson County Department of Planning & Zoning
Mailing: P.O. Box 558, Lovingston, VA 22949
Physical: 80 Front Street, Lovingston, VA 22949
Office Hours: M-F, 8am-4pm
(434) 263-7091
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Nelson County  
Planning Commission 

To: Planning Commission 

From: Dylan M. Bishop, Director of Planning & Zoning DMB 

Date: May 26, 2021 

Re: Rezoning #297 – Designation of B-1 Zoning – Friends of Gladstone Depot – 
Gladstone Road 

BACKGROUND: This is a request to designate property that is not zoned as B-1 Business to 
move a historical depot to be utilized as a community center and transportation museum. 

Public Hearings Scheduled: P/C – May 26, 2021; Board – June 8, 2021 (tentative) 

Location / Election District: Gladstone Road Road / South District 

Tax Map Number(s) / Total acreage:  97-A-86B / 1.06 acres +/- total 

Applicant Contact Information: JoAnne D. Absher, 1023 Gladstone Road, Gladstone, VA 24553, 
434-944-0026, joanne.absher@dcr.virginia.gov (President of Friends of Gladstone Depot) 

Owner Contact Information: Friends of Gladstone Depot, 1020 Gladstone Road, Gladstone, VA 
24553, 434-944-0026 

Comments: Due to previous railroad ownership, this lot does not currently have a zoning 
designation. The Friends of Gladstone Depot, a nonprofit entity, purchased the property from 
CSX Corporation, and intends to move the depot to this location. The nonprofit agency intends 
to restore the historical depot to be utilized as a community center and transportation museum. 
The Planning Commission discussed this subject in January 2020, and was in unanimous 
support of designating the property as B-1 Business to support the proposed use. 

DISCUSSION: 

Land Use / Floodplain:  This area is residential and agricultural in nature. Zoning in the vicinity is 
R-1, A-1 and B-1. The property is located fully within the Special Floodplain District as defined 
by County Ordinance (FEMA Zone AE), and will be required to comply with applicable 
regulations. 
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Access / Traffic / Parking: The property is proposed to be accessed from Gladstone Road. The 
proposed entrance shall comply with VDOT standards and proposed parking shall comply with 
County requirements. Comments from VDOT will be provided at the meeting.  

Utilities: The property is proposed to be served by public water and sewer. Comments from the 
Nelson County Service Authority and Health Department (if any) will be provided at the meeting.  

Proffers: There are no proffers submitted as part of this request.  
 
Comprehensive Plan: This area is not addressed on the current Comp Plan’s Future Land Use 
Map other than the generalized ‘Rural and Farming’ designation. There are references to the 
Gladstone area having sidewalks to facilitate bicycle and pedestrian activities, and support for 
recreation activities such as river access.  

RECOMMENDATION:  

Attachments: 
Application 
Concept Plan 
Plat 
Zoning Map 
Floodplain Map 
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