
 

 

NELSON COUNTY PLANNING COMMISSION 
Meeting Agenda 
April 27th, 2022 

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

 
− 7:00 – Meeting Convenes / Call to Order 
 
− Review of Meeting Minutes: March 23rd, 2022 
 
− Public Hearings 

o Special Use Permit #577 – Campground 
 

o Special Use Permit #603 – General Advertising Signs  
 

o Special Use Permit #606 – Antique, Craft, or Gift Shop  
 

o Special Use Permit #611 – Class C Automobile Graveyard 

 
− Board of Supervisors Report 
 
− Adjournment  
   
− Next Meeting: May 25th, 2022 

 

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 for unvaccinated individuals 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 April 27th, 2022.  

(1) Electronically: ehjulstrom@nelsoncounty.org or dbishop@nelsoncounty.org  
(2) In Writing: Dept. of Planning & Zoning, P.O. Box 558, Lovingston, VA 22949 
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Nelson County Planning Commission 
Meeting Minutes 
March 23rd, 2022 

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

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

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

Review of the Minutes February 23rd, 2022  

 

Mr. Rutherford made a motion to approve the February 23rd minutes. Mr. Amante seconded the 
motion.  

 

Yes: 

Charles Amante 

Mike Harman 

Phil Proulx 

Jesse Rutherford 

Robin Hauschner 

 

Abstain: 

Mary Kathryn Allen 

 

Public Hearings 

SUP #406 – Campground - Mann 

Ms. Bishop presented the following information:  
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Ms. Bishop noted that VDH would need a campground permit with an engineer designed septic system 
and a public waterworks well. She added that VDOT indicated that they would need to demonstrate a 
feasible commercial entrance.  

Mr. Amante asked if the campground was grandfathered in. Ms. Bishop noted that it is an illegal 
nonconfroming use and that it only would have been grandfathered in if it had been legal when it was 
established and the applicant had a permit for it.  

Mr. Hauschner asked if a dump station could be used as an alternative to the septic system. Ms. Bishop 
that it could be possible but that would have to come from VDH. She noted that the the comments from 
VDH only mentioned an engineer designed septic system.  

Mr. Daryl Mann lives at 2365 Hunting Lodge Rd in Schuyler and is present with Ms. Teresa Mann. Mr. 
Mann explained that he wants to put a campground in. Ms. Mann noted that the RVs have been there 
as well as an existing well system, she added that they are trying to add more power to the site. Mr. 
Harman asked if the RVs would be hooked up to electric. Ms. Mann noted that they are currently using 
power from either the cabin or the barn. Mr. Harman asked if there would be a sewer on each site or a 
dump station. Ms. Mann explained that they use the porta potties. She explained that they had tried to 
get another electric hook up so that they could connect the RVs with individual power hookups.  

Chair Allen asked if this was just during hunting season and asked if the RVs were removed when 
hunting season is over. Ms. Mann noted that some are left there year round but no one is using them 
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outside of hunting season. Mr. Harman asked if the hunting lodge used adjoining properties for hunting. 
Ms. Mann noted that they lease 6500 acres for them to hunt on.  

Chair Allen opened the public hearing at 7:10 PM.  

Chair Allen closed the public hearing at 7:10 PM.  

Ms. Proulx asked if a Special Use Permit could have a condition to only be open to the hunt club. She 
also asked what could happen if the applicants were to sell the parcel. She noted that she was unsure 
about being able to limit the use to one group of people. Ms. Bishop noted that a condition on the 
Special Use Permit would prevent someone else from being able to use it as a campground open to the 
public. She added that 16 sites only during hunting season would be a smaller impact than 16 sites year 
round. Ms. Bishop added that if the use is not utilised for a period of two years the property will lose the 
Special Use Permit. Ms. Proulx noted her concern that being a hunt club member was an easy thing to 
achieve and that it wouldn’t prevent someone else from operating the site like a normal campground if 
they charge a $10 membership fee. Ms. Bishop confirmed that that was possible. Mr. Rutherford noted 
that the hunt club has been there for a very long time and that he has relatives and friends that have 
frequented down there. He noted that he has not heard of any concerns aside from the public comment 
that was submitted before the meeting. He added that they could add the condition that it is only open 
to Silver Creek Hunt Club specifically. He also noted that their big hurdle would be with the VDH and 
that their requirements might limit the amount of sites due to the acreage. 

Ms. Proulx asked why the applicant requested 16 sites. Ms. Mann noted that they have 16 sites there 
currently. Chair Allen asked how many of the 16 RVs remain there year round. Ms. Mann noted that 
right now all of them are still there because the owners have not needed them over the winter. She 
added that the owners will usually get them when the weather gets warmer to take trips.  

Ms. Proulx asked if they would need to come back with a site plan. Ms. Bishop noted that they would 
not come back to the Planning Commission but that they would have to have a Minor Site Plan that is 
approved by VDOT and VDH. Ms. Bishop noted that Minor Site Plan will need to show the sites and a 
plan for VDH and VDOT. Ms. Mann noted that they have an entrance on Hunting Lodge Rd and on Red 
Bud Ln. Ms. Bishop explained that VDOT would require them to upgrade to a commercial entrance.  

Chair Allen noted that in the public comment the neighbor noted that the RVs are there year round and 
are an eye sore. Ms. Bishop added that they had discussed hunting season but not specific dates. Mr. 
Rutherford asked if it would be possible for all of the RVs to be removed when not in hunting season. 
Ms. Mann noted that there is a season in October to January and in the spring they have turkey season. 
Mr. Rutherford noted that they could limit the RVs to not be in place longer than 90 days. 

Ms. Proulx asked if they owned any of the RVs themselves. Ms. Mann noted that they did not. Mr. 
Rutherford predicted that VDH would limit the amount of RVs by probably half. Ms. Mann noted that 
the hunt club has been there since the 1970s. Mr. Rutherford noted that they could limit the 
campground specifically to Silver Leaf Hunt Club and 90 day RV placements.  Mr. Harman noted that 
leaving them there allows the owners to store the RVs there and not at their home. Ms. Proulx asked if 
anything was being improved by removing the RVs. Mr. Amante asked what would happen if they 
moved the RV to another site after 90 days. Mr. Mann added that they also have some activity year 
round. Mr. Hauschner asked if anything else was done throughout the year. Ms. Mann noted that 
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people also come to fish. Mr. Hauschner noted that a 90 day restriction would limit their ability to be 
there year round. Mr. Mann noted that some people come from West Virginia. Mr. Hauschner noted 
that it being an eyesore is subjective but that he is worried about the waste water. Ms. Mann noted that 
they are not using the restrooms in the camper but they are using the porta potties. Mr. Rutherford 
noted that he expects VDH to limit the number of sites because of the amount of effluent.  

Mr. Harman made a motion to recommend approval of SUP #406 Campground. Contingent on: Only 
16 total RV sites shall be permitted. 

• The sites shall be utilized exclusively by members of the Hunt Club. The sites shall not be 
rented to lodgers that are not affiliated with the Hunt Club. 

• A minor site plan shall be submitted that indicates the locations of the proposed sites that shall 
be approved by all applicable agencies. 

 

Ms. Proulx seconded the motion.  

 

Yes: 

Charles Amante 

Mike Harman 

Phil Proulx 

Jesse Rutherford 

Robin Hauschner 

Mary Kathryn Allen 

 

 

Rezoning #552 – A-1 to B-1 – Lovingston Vet 
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Ms. Bishop presented the following information: 
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She added that VDOT requests that the entrance on Route 29 be paved. She noted that this is something 
that the Planning Commission can add as a condition but that it is not a requirement from VDOT 
because they are not generating any more traffic with the new structure. She added that there were no 
VDH requirements because they are on public water and sewer.  

Jessica Ligon is the applicant and owner of Lovingston Herd Health. She explained that she would like to 
rezone so that she can move forward with finishing the building behind the vet clinic. She explained that 
originally plans were to expand the practice by adding a buliding for larger animals but things have 
changed and now they would like to use it for mostly storage. She explained that they already have most 
of the staff parking by the new building site. She added that once she removes the existing storage 
behind the office, the area can be used for more parking. Mr. Harman noted that he has gone to the vet 
clinic for 25 years and is very familiar with the site. He noted that the clinic has been in business for over 
50 years. He noted that this is one of those properties that is not zoned properly and needs to be 
rezoned to B-1.  

Chair Allen opened the public hearing at 7:32 PM.  

Bo Delk (George Herbert Junior) owns TM# 67-A-13. He noted that it is a one acre business lot that 
adjoins the vet clinic. He noted that he is in favor of this request and that it is bad that the 
Nonconforming Ordinance has changed. He added that the vet clinic is a prime example of a valuble 
asset to the County. He added that the partial structure is very unique and should be finished.   

Chair Allen opened the public hearing at 7:34 PM.  
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Ms. Proulx noted that years ago they tried to rezone that whole strip to B-1 but couldn’t get the 
cooperation. 

Mr. Rutherford made a motion to recommend approval of Rezoning #552 A-1 to B-1. Mr. Hauschner 
seconded the motion. 

 

Yes: 

Charles Amante 

Mike Harman 

Phil Proulx 

Jesse Rutherford 

Robin Hauschner 

Mary Kathryn Allen 

 

Rezoning #553 – B-1/R-1 to M-2 – Ramsey Sawmill 

Ms. Bishop presented the following information:  
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Ms. Bishop added that VDOT requested that the open access along the state roadways be channelized 
for public safety and roadway function in accordance with VDOT’s commercial entrance standards and 
spacing but that it is not a requirement. She noted that if there is any plumbing they would have to have 
an engineer do the septic system for the new building.  

David Collins of 1188 Berry Hill Rd in Nellysford is the applicant for the project. Ray Ramsey is one of the 
owners of the property, he explained that the plan is to move the existing mill and add a second mill. He 
explained that when they do this they will not need to use the whole entrance and will be able to put up 
a barrier from the old mill to the new mill.  

Mr. Amante noted that the proposed building is close to the existing office building. Mr. Ramsey 
explained that the lumber comes off of both sides of the A-frame building. He explained that they may 
have to take down the steel builidng that adjoins the office building. He noted that when they first came 
in they removed an old building that was an eyesore. Mr. Amante asked if they were removing the 
existing sawmill. Mr. Ramsey noted that it would stay. Mr. Harman noted that the previous owner was 
Jimmy Parr and that he was born in the existing building. He added that the sawmill has been in 
existence for over 100 years and has been very successful.  

Chair Allen opened the public hearing at 7:42 PM.  

Chair Allen closed the public hearing at 7:42 PM.  
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Mr. Amante made a motion to recommend approval of Rezoning #553 B-1/R-1 to M-2. Mr. Harman 
seconded the motion. 

Yes: 

Charles Amante 

Mike Harman 

Phil Proulx 

Jesse Rutherford 

Robin Hauschner 

Mary Kathryn Allen 

 

Proposed Zoning Ordinance Amendment – Kennel  

Ms. Bishop presented the following information:  
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Chair Allen opened the public hearing at 7:45 PM.  
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Chair Allen closed the public hearing at 7:45 PM.  

Mr. Hauschner asked if this would change anything for any kennels that are existing. Ms. Bishop noted 
that anything already existing would be grandfathered in. She added that any kennels that are accessory 
to single family dwellings are home occupations and will continue to be by right.  

Mr. Harman made a motion to recommend approval for the Zoning Ordinance Update – Kennels as 
described in the memo dated 3/23/2022. Mr. Amante seconded the motion. 

 

Yes: 

Charles Amante 

Mike Harman 

Phil Proulx 

Jesse Rutherford 

Robin Hauschner 

Mary Kathryn Allen 

 

Proposed Subdivision Ordinance Amendment – Family Trusts 

Ms. Bishop presented the following information:  
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Mr. Amante asked if they would be required to do soils work. Ms. Bishop noted that any division 
(including family) would require soils work and a drainfield located on the new lot before it is recorded. 
Mr. Amante asked how a one acre instead of two acre requirement would change things. Ms. Hjulstrom 
explained that family divisions are already permitted with a minimum lot size of one acre. She noted 
that this update was just to allow family divisions from a trust. Ms. Proulx asked if the County were 
required to adopt the language to allow trusts. Ms. Bishop noted that they are not. Mr. Amante noted 
that there is a loophole where the family member can sell the parcel after 5 years. Mr. Rutherford noted 
that you can fit a septic on one acre. Ms. Hjulstrom added that it is rare that they see someone trying to 
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do a family division from a trust but when it does happen families are still able to do it, it just takes them 
longer because they need to deed it to one family member and then divide it. Ms. Hjulstrom added that  
the Subdivision Ordinance limits one family division per family member. Mr. Hauschner asked if a family 
division could be gifted to an LLC. Ms. Bishop noted that it would have to be natural or legally defined 
offspring, stepchild, spouse, sibling, grandchild, grandparent, or parent of the owner. Ms. Proulx asked if 
this was limiting enough. Mr. Rutherford noted that it is an expensive process to put land into a trust. 
Ms. Bishop explained that this is language from Amherst County Ordinance that was given to them by 
Nelson County Attorney Phil Payne. 

Chair Allen opened the public hearing at 7:53 PM.  

Chair Allen closed the public hearing at 7:53 PM.  

Mr. Harman made a motion to recommend approval of Zoning Ordinance Update – Family Division 
from Trust as described in the memo dated 3/23/2022. Mr. Hauschner seconded the motion. 

 

Yes: 

Charles Amante 

Mike Harman 

Jesse Rutherford 

Robin Hauschner 

Mary Kathryn Allen 

 

No: 

Phil Proulx 

 

Board of Supervisors Report: 

Mr. Rutherford noted that they have been discussing the Comprehensive Plan. Ms. Bishop noted that 
the staff kick off meeting will be next Wednesday (3/30).  

He noted the major comprehensive projects and capital improvements that they are looking at are very 
exciting. He added that they are looking at more recreation activities for youth. 

He added that they are very optimistic that they will look into Zoning after the Comprehensive Plan 
update is complete. He added that he had a very long meeting earlier in the day with the regional 
housing partnership about affordable housing. He noted that there is less and less availability as time 
goes by. He noted that a lot of people do not know that it is important for them to participate and 
advocate for affordable housing. He noted that it is expected that our region will suffer even more in 
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terms of housing opportunities. He explained that over the recent pandemic housing prices have 
increased exponentially.  

Ms. Bishop noted that SUP #516 - Campground was denied by the BOS. 

Ms. Bishop added that the Valley Green Shopping Center in Nellysford is zoned RPC which is not 
regulated by the County. She explained that sometime in the 1980’s it was removed from the 
Wintergreen Master Plan. She explained that currently neither the County or the WPOA regulate it. She 
noted that after talking with Phil Payne and the owner’s daughter Sarah Holman, she recommends 
rezoning it to B-1.  

Ms. Proulx asked if this included the parking and storage space behind the main buildings. Ms. Bishop 
noted that they would be included.  

Ms. Proulx made a motion to recommend rezoning of TM# 21-A-78 from non-zoning to B-1. Mr. 
Hauschner seconded the motion.  

Yes:  

Mark Stapleton  

Charles Amante  

Mike Harman 

Phil Proulx 

Mary Kathryn Allen 

Robin Hauschner 

 

 

Chair Allen made a motion to adjourn the meeting at 8:02 PM. Mr. Amante seconded the motion.  

Yes:  

Mark Stapleton  

Charles Amante  

Mike Harman 

Phil Proulx 

Mary Kathryn Allen 

Robin Hauschner 
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Respectfully submitted, 

 

Emily Hjulstrom 

Planner/Secretary, Planning & Zoning 

 

 

 



 
 

SUP #577 
Campground - McCullough 
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To: Planning Commission 

Dylan M. Bishop, Director of Planning & Zoning DMB 

April 27, 2022 

SUP #577 – 2-site Campground – McCullough (JEM Retreats LLC) – 
Crabtree Falls Hwy (Montebello) 

From: 

Date: 

Re: 

BACKGROUND: This is a request for a special use permit for a campground use on property 
zoned A-1 Agriculture. 

Public Hearings Scheduled: P/C – April 27; Board – June 14 (tentative) 

Location / Election District: Crabtree Falls Hwy / West District  

Tax Map Number(s) / Total acreage: 27-A-38 & 38A / 34.65 acres +/- total 

Applicant/Owner Contact Information: James McCullough (JEM Retreats LLC), 5020 
Lynnhaven Pkwy 102, Virginia Beach, VA 23464, (916) 345-4445, jimbamac@gmail.com 

Comments: This property is currently vacant with existing logging roads. The applicant is 
proposing rustic camping with outdoor activities such as forest bathing, fishing, yoga, and 
hiking. Two platforms are proposed to allow tent camping at two sites along an existing logging 
trail. These activities are not open to the general public. The applicant also intends to apply for 
a building permit this Spring for a single-family dwelling for personal use. 

DISCUSSION: 

Land Use / Floodplain: This area is residential and agricultural in nature, in an area with large lot 
sizes. Joe’s Creek borders the western boundary of the property, and the South Fork of the Tye 
river to the south. Zoning in the vicinity is A-1 and C-1 Conservation (George Washington National 
Forest). There creek and river are both located within approximated flood zones, where recreation 
activities are permitted. The property is approximately half a mile west of the Crabtree Falls 
Trailhead. 

Access / Traffic / Parking: Property is accessed by Crabtree Falls Highway. Any comments 
from VDOT will be provided at the meeting. 

Utilities: With only two rustic sites, a VDH campground permit is not required. 

Nelson County 
Planning Commission 
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Comprehensive Plan: This property is located in an area designated rural and farming in the 
Comprehensive Plan, which “would promote agricultural uses and compatible open space uses 
but discourage large scale residential development and commercial development that would 
conflict with agricultural uses. The Rural and Farming District would permit small scale 
industrial and service uses that complement agriculture.” 

Should the Planning Commission recommend approval of this request, staff recommends the 
following conditions: 

1. Only two tent sites are permitted.
2. The property and amenities shall not be accessible to the general public.

Attachments: 
Application 
Narrative 
Site Plan 
Zoning 
Floodplain



PERMIT APPLICATION: 
Nelson County Department of Planning & Zoning 

TO THE ZONING ADMINISTRATOR:   # _______________
application type   application number 

1. The undersigned hereby petitions the Planning Commission and/or Board of Supervisors for approval
of the following (check appropriate box):

 Special Use Permit
 Rezoning from  to_______               
 Conditional Rezoning from______ to______

 Subdivision
 Site Plan – Minor
 Site Plan – Major

 Other:______________________________________________________________________________

Reason(s) for request: 
___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________ 

(Please use reverse or attach additional sheet if more space is needed.) 

2. Applicant(s) and Property Owner(s):
(Please provide names of applicants and property owners and indicate applicable title; if applicant is not the
property owner, please show relationship, i.e. lessee, contract purchaser, etc.)

 Applicant    Property Owner        Name:    

Mailing Address: 

Telephone #:              Email Address: 

Relationship (if applicable): 

 Applicant    Property Owner        Name:    

Mailing Address: 

Telephone #:                          Email Address: 

Relationship (if applicable): 
 (Please attach additional sheet if more space is needed for applicant(s) / property owner(s) info.) 



3. Location and Characteristics of Subject Property:

a. Address of Property (specific location, route numbers, street names, voting district, etc.):

b. Official tax map number:

c. Acreage of property:

d. Present use:

e. Present zoning classification:

f. Zoning classification of surrounding properties:

4. Affidavit:   The undersigned applicant(s) and/or property owner(s) certifies that this application and the
foregoing answers, statements, and other information herewith submitted are, in all respects, true and correct to
the best of their knowledge and belief.  Also, the applicant(s) and/or property owner(s) gives permission for
members of the Planning Commission, Board of Supervisors, and County Staff to visit and view the subject
property.

Signature:                                                                        Printed Name: 

Signature:                                                                        Printed Name:         

(Please attach additional sheet if more space is needed for applicant(s) / property owner(s) signatures.) 

5. Additional information: (Please attach separate sheet for additional details, explanations, etc.)

6. Please note: In the event of cancellation or postponement at your request after the initial newspaper
advertisement for this application, an additional fee will apply for re-advertisement (determined by the actual cost
of the ad). This fee will not apply in cases of Planning Commission or Board of Supervisors deferment.

-----------------------------TO BE COMPLETED BY PLANNING & ZONING STAFF----------------------------------------------- 
Pursuant to Article   , Section           of the Nelson County Zoning Ordinance. 

Pursuant to Section               , Subsection  of the Nelson County Subdivision Ordinance. 

o Completed application and fee ($  ) received on_________________________ 

o Hearing Notice published on _____________________________________________________

o Planning Commission action:  Date of Meeting / Hearing: ________________________________________________
 Recommendation: __________________________________________________________________________________

o Board of Supervisors action:  Date of Hearing:                                   Date of Decision: __________________________
Action:___________________________________________________________________________________________

Nelson County Planning & Zoning Department 

(Mailing Address) P.O. Box 558, Lovingston, Virginia 22949  | (Physical Address) 80 Front Street, Lovingston, Virginia 22949 
(Telephone Number) 434 263-7090 or Toll Free 888 662-9400, selections 4 & 1  | (Fax Number) 434 263-7086 

http://www.nelsoncounty-va.gov/departments/planning-zoning/ 

TBD Crabtree Falls Hwy

27 A 37 & 38A

34.65 acres

Vacant

Ag-1

Ag-1

James McCullough

200 3/21/22

4/14/22 & 4/21/22
4/27/22

http://www.nelsoncounty-va.gov/departments/planning-zoning/


JEM Retreats LLC (dba Meili Mountain) 

Our goal for the Special Use Permit (SUP) is to provide a rustic camping and outdoor activity 
(Forest Bathing, Fishing, Yoga, Hiking, etc) retreat that respects the land, wildlife, and local 
community.  The intention of our retreat is to allow visitors a rustic setting with modest amenities 
to enjoy the beautiful surroundings of the Tye River/Crabtree Falls valley and the many local 
natural attractions of Nelson County.  This SUP is to allow for fee camping on the property at two 
sites along an existing logging trail on the eastern side of the 34.5-acre property.  The sites would 
be hand cleared/leveled for two ~12-16Ft to 16x16Ft tent platforms, for Bell tents or similar.  Day 
guest and overnight campers would be able to use the property for the other guided outdoor 
activities mentioned above.  A limited number of people/cars would be allowed on a daily basis 
into the two existing “driveways” to help preserve the intention and beauty of the property. 

Based on the current Nelson County Comprehensive Plan, our Special Use permit will support and 
enhance the eight stated County goals including Economic Development, Natural and Scenic 
Resources, Recreation, and Rural Conservation. 

Specifically, regarding Economic Development, the County has a Goal to “Enhance the quality of 
life for Nelson County residents by maintaining and encouraging a diverse and vibrant local 
economy in designated development areas and compatible with the county’s size and rural 
character” with the following Principles: 

• “Encourage a diverse mix of businesses and industries.”
• “Discourage strip development…”
• “Support adequate setbacks, vegetative buffering, dark sky lighting...”
• “Support small scale commercial development…”

Our Special Use Permit meets all these objectives by providing safe, simple, “back to nature” 
experiences.  We look to partner with other like-minded small local businesses to create eco-
friendly outdoor experiences, including camping. 

Another goal of the Comprehensive Plan is to “support and encourage tourism as a viable means 
to diversify the local economy.”  Nelson County is already a natural outdoor destination.  Our SUP 
will help support our mutual goal through: 

• “Supporting local tourism and link it to the region’s many tourism programs.”
• “Promoting historic sites that are accessible to the public as part of the tourist economy.”
• “Promoting local greenways and other recreational opportunities to enhance tourism.”
• “Recognizing the importance of the county’s agricultural economy as an integral part of

Nelson’s economic heritage and as an important part of the current economy.”

One of our favorite opportunities on the property would allow visitors/guests to take part in a 
growing back to nature activity, Forest Bathing (Shinrin-Yoku).  We think this uniquely fits into 
a Public and Human Services goal to “encourage access to a full range of quality health care 
facilities and programs for all county residents”.  We encourage you all look into the unique health 
benefits from local certified guides, including The Nestuary. 



Nothing could be more important to us than protecting, preserving, and enhancing the Natural and 
Scenic Resources of our property.  Building on this property will not “make it better”, so our goal 
is to build minimally and along natural paths and clearings.  We want the natural and scenic beauty 
to be the focal point not extensive clearing or dense camping experiences that are already provided 
well by others.  We intend to: 

• “Recognize that the natural environment is an important facet of our quality of life and
efforts should be made to support and enhance that environment.”

• “Protect the county’s scenic resources as essential to the county’s rural character, economic
strength and quality of life.”

• “Preserve and protect the historic character and features of Nelson County.”

Finally, we meet the County goal of providing additional Recreation opportunities by: 

• “Promote a diversity of recreational opportunities for Nelson’s citizens and for those who
visit the county as tourists”

• “For increased recreational and tourism opportunities, provide access and connections to
key destination points and attractions.”

We look to partner with local residents and businesses to provide some of these unique 
experiences.  We look forward to being a part of the growing outdoor community in Nelson 
County.  Our goal is not to detract from other businesses, but to expand and grow together. 
Bringing existing local guides, instructors, artisans, and more for small, intimate, outdoor 
experiences that anyone living in or visiting the county could enjoy. All while being cognizant of 
the Development Areas and desire for Rural Conservation in order to “Maintain the rural character 
of Nelson County” and “Protect productive agricultural and forestal land.” 

We appreciate the County’s review and look forward to answering any questions that may arise. 



Minor Site Plan 

A A vicinity map showing the location of the subject property. – Attachment A and A-1 

B Boundary lines of the subject property. – Attachment B 

C General layout design of what is proposed on a scale not smaller than one (1) inch equals (20) 
feet, including the location of all proposed streets, pathways, easements, and all proposed 
uses of the land. A different scale may be used provided it is approved by the Planning and 
Zoning Director. – Attachment C 

D Building setback lines - Per code (Frontage, side, and back) - 75Ft from road/50Ft from 
Easement, 20 Ft from property line, and 50Ft from rear property line 

E Zoning of subject property and adjacent property. Ag-1 (34.65acres) 

F Amount of land to be disturbed, including drain fields.  ~250sq ft x 2 

G Tax map and parcel number. 27 A 37 & 38A 

H Floodplains – N/A (Very limited flood plain on the Tye River along Rt 56 – none in the SUP 
plan) 

I Wetlands, streams, rivers, etc. – Joe’s Creek borders the western property boundary and the South 
Fork of the Tye River is the southern boundary of the property, but neither is part of the SUP plan. 
All platforms would be several hundred feet from these boundaries. 

J Existing structures and roads – No current structures, a single-family home permit will be 
submitted in Spring 2022.  Rt 56 (Crabtree Falls Hwy) is South-eastern border for part of the 
property and runs through the South-western half of the property where the Tye River and Joe’s 
Creek form the Southern Boundary. 

K Existing and proposed topography and contour lines of the development site with a contour 
interval of twenty (20) feet or less for minor site plans, supplemented where necessary by spot 
elevation. – Attachment D and D-2 

L The location of all existing and proposed utilities and easements including the width of the 
easement. ~25-50 ft CVEC power easement runs along Rt. 56.  A future power drop may be 
added/requested in 2023 or later for this side of the property. The main utilities will be on the 
Western side of the property as part of the future planned residential single-family home building 
permit.  

• Ownership – JEM Retreats LLC, James McCullough, TBD Crabtree Falls Hwy, Tyro VA
22976

• Area in acres – Approximately 34.5 acres

Signature panel to indicate approvals from the following: 



o Planning and Zoning Director

Name 

Title 

Date 

o Virginia Department of Transportation

Name 

Title 

Date 

o Virginia Department of Health

Name 

Title 

Date 

o Nelson County Service Authority

Name 

Title 

Date 

O Any other information which the Planning and Zoning Director deems necessary for the proper 
consideration of the application.  Please let us know if there is anything else for your consideration. 

♣ Please provide two full size sets of large printed copies, 8 copies of 11x17 site plans,
and a digital copy of your site plan. Please advise if additional plans details are required for the
minimal deck platforms.
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To: Planning Commission 

 
Dylan M. Bishop, Director of Planning & Zoning DMB 

 
April 27, 2022 

 
SUP #603 – General Advertising Signs for Blue Mountain Barrel House – 
Taylor Smack (Cangialosi) – Thomas Nelson Hwy (Arrington – Colleen) 

From: 

Date: 

Re: 

 

BACKGROUND: This is a request for a special use permit for general advertising use on 
property zoned B-1 Business. 

 
Public Hearings Scheduled: P/C – April 27; Board – June 14 (tentative) 

Location / Election District: Thomas Nelson Hwy / West District  

Tax Map Number(s) / Total acreage: 66-A-42A / 0.384 acres +/- total 

Applicant Contact Information: Blue Mountain Barrel House, 495 Cooperative Way, 
Arrington, VA 22922, (434) 263-4002, taylor@bluemountainbrewery.com   
 
Owner Contact Information: Mary Kim Cangialosi (Bible Ridge Farms LLC), 2986 Allens 
Creek Rd, Gladstone, VA, (434) 944-0959, bibleridgefarms@gmail.com 

 
Comments: This property is currently vacant. Blue Mountain Barrel House placed two trailers on 
the lot, with vinyl advertising signs that are approximately each 384 square feet in size (48’x8’ 
each). They are required to secure a permit from VDOT and the County in order for the 
advertising signs to remain in this location. 

 
DISCUSSION: 

 
Land Use / Floodplain: This area is primarily commercial in nature with some surrounding 
industrial and residential uses. Zoning in the vicinity is primarily B-1 Business. There are no 
floodplains located on the property. This property has frontage on Thomas Nelson Hwy, Colleen 
Rd, and Stage Rd, and is located between the old BP gas station and the old Colleen Drive In. 

 
Access / Traffic / Parking: Property is accessed by an entrance on Stage Rd. VDOT requires 
County approval of the advertising signs before they will issue a permit. 

 
Utilities: None.  

 

Nelson County 
Planning Commission 
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Comprehensive Plan: This property is located in an area designated Light Industrial/ Mixed 
Commercial in the Comprehensive Plan. “The Light Industrial model combines both industrial 
uses and an activity center of residences, shops, and amenities that support the nearby 
industries, all within a walkable, clearly defined area.” The Mixed Commercial model is “a 
commercial center offering regional shopping and county-wide services as well as multifamily 
housing near a primary highway but dependent on internal access and connectivity so all 
stores and attractions may be reached without continued reliance on the primary highway.” 
 
 
Should the Planning Commission recommend approval of this request, staff recommends the 
following conditions: 
 

1. Total sign area shall not exceed 768 square feet. 
 
 
Attachments: 
Application 
Photos 
Zoning 
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To: Planning Commission 

Dylan M. Bishop, Director of Planning & Zoning DMB 

April 27, 2022 

SUP #606 – Personal Hobby Shop – Rohrer (Smith) – 29 Horseshoe 
Mountain Rd (Roseland) 

From: 

Date: 

Re: 

BACKGROUND: This is a request for a special use permit for an antique, craft, or gift shop 
use on property zoned A-1 Agriculture. 

Public Hearings Scheduled: P/C – April 27; Board – June 14 (tentative) 

Location / Election District: 29 Horseshoe Mountain Rd / West District  

Tax Map Number(s) / Total acreage: 31-6-2 / 4.9 acres +/- total 

Applicant/Contractor Contact Information: Logan Rohrer, 4998 Shipp Ln, Rockingham, VA 
22802, (540) 383-3980, logan@superiorbuildings.net   

Owner Contact Information: John Smith, 820 Horseshoe Mountain Rd, Roseland, VA 
22967, (919) 349-6363, johnasmithiii12@gmail.com 

Comments: This property is currently vacant. The existing footprint on the property was formerly 
a dwelling. The owner’s current dwelling is located on Horseshoe Mountain Road, but does not 
adjoin the subject property. The owner is proposing to construct a hobby shop for private use 
only within the existing footprint. The Zoning Ordinance does not allow an accessory structure 
to be permitted without the presence of a primary structure or use (such as a dwelling or 
operating farm). The owner does not intend to place a dwelling on the property. The proposed 
hobby shop would not be commercial and is not open to the public. 

DISCUSSION: 

Land Use / Floodplain: This area is primarily residential and agricultural in nature. Zoning in the 
vicinity is A-1 Agriculture. There are no floodplains located on the property.  

Access / Traffic / Parking: Property is accessed by an existing entrance from Rhue Hollow Rd 
to Horseshoe Mountain Rd. As a private non-commercial use, the existing access is 
adequate. 

Nelson County 

Planning Commission 
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Utilities: Existing utilities on the property are proposed to be utilized. 

Comprehensive Plan: This property is located in an area designated rural and farming in the 
Comprehensive Plan, which “would promote agricultural uses and compatible open space uses 
but discourage large scale residential development and commercial development that would 
conflict with agricultural uses. The Rural and Farming District would permit small scale 
industrial and service uses that complement agriculture.” 

Should the Planning Commission recommend approval of this request, staff recommends the 
following conditions: 

1. The structure shall not be utilized for commercial purposes and shall not be accessible to
the public.

Attachments: 
Application 
Site Plan 
Zoning 
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Emily Hjulstrom

From: Nancy and Lin Tynes <tynesx4@verizon.net>
Sent: Friday, April 15, 2022 12:07 PM
To: Emily Hjulstrom
Subject: Re: Special Use Permit #606

Follow Up Flag: Follow up
Flag Status: Flagged

Greetings, 
 
  I trust all is well and want to thank you for all the kind assistance on this SP application.   I intend on attending 
the April 27 meeting in person but things have an unruly way of cropping up at the last minute.  Please forward 
the below remarks to the appropriate persons and document packages: 
 
  My name is Linwood Tynes and I reside at 111 Stillwater Lane, a property adjacent to the lot specified for use 
in the Special Permit #606 application.  My front door view is the property in question, 29 Horseshoe Mountain 
Road.  I know the applicant, John Smith, and proffer that he is a model neighbor, often giving his time and 
efforts to bettering our neighborhood.  I have no personal stake in the decision of the Planning Board regarding 
SP #606. 
 
  I SUPPORT the approval of the Special Permit # 606 application but ask that the following conditions be 
considered for approval: 
      1.  That the building erected NEVER be used in any commercial activity or endeavor to include the heirs of 
John Smith or any                subsequent owner of the property. 
      2.  That the building not be used for any non profit or be open to the public in any capacity. 
      3.  That any garage styled or oversized portals be on the side or rear of the erected building. 
      4.  That any and all motorized farm or construction equipment and/or attachments thereto be housed inside 
the building or properly             shielded from public view from Rhue Hollow Road and Stillwater Lane, 
Roseland, VA 
 
   I wish to thank John for his transparency and careful planning regarding this application. 
 
   I wish to thank the Planning Board for their time and attention to this and the many other processes that keep 
Nelson County such a beautiful place in which to live. 
 
Linwood Tynes 
111 Stillwater Lane 
Roseland, VA 
804/387-9413 
 
      
 
    
 
On Tuesday, April 12, 2022, 11:08:58 AM EDT, Emily Hjulstrom <ehjulstrom@nelsoncounty.org> wrote:  
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To: Planning Commission 

 
Dylan M. Bishop, Director of Planning & Zoning DMB 

 
April 27, 2022 

 
SUP #611 – Class C Automobile Graveyard – Hughes – James River Road 
(Shipman) 

From: 

Date: 

Re: 

 

BACKGROUND: This is a request for a special use permit for a class C automobile graveyard 
use on property zoned R-1 Residential/ A-1 Agriculture. 

 
Public Hearings Scheduled: P/C – April 27; Board – June 14 (tentative) 

Location / Election District: James River Rd / South District  

Tax Map Number(s) / Total acreage: 68-A-208D / 12.51 acres +/- total 

Applicant/ Owner Contact Information: Sam Jr. & Regina Hughes, 10271 James River Rd, 
Shipman, VA 22971, (434) 841-6598, hughesregina64@yahoo.com 

 
Comments: The Planning & Zoning Department issued a violation notice for the property in 
October 2021 for an automobile graveyard. The owners are proposing to allocate an 
approximately quarter-acre portion of the property as a permitted automobile graveyard with a 
maximum of 10 vehicles. This area of the property is within the A-1 Agricultural zoning. 
According to the application, some of the vehicles are personal, and some are related to the 
logging business. Some are waiting for repair and others are used for parts. 

 
DISCUSSION: 

 
Land Use / Floodplain: This area is residential, agricultural, and industrial in nature. Zoning in the 
vicinity is A-1 Agriculture, R-1 Residential, and M-2 Industrial. There are no floodplains located 
on the property.  

 
Access / Traffic / Parking: Property is accessed by an existing entrance on James River Rd. 
As a private non-commercial use that does not generate additional traffic, the existing access 
is adequate. 
 
Utilities: No utilities are required for this use. 

 
 

Nelson County 
Planning Commission 
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Comprehensive Plan: This property is located in an area designated Rural Village and Rural 
Residential in the Comprehensive Plan. The Rural Village models “a center of rural activity that 
captures the vitality and sense of community of Nelson’s rural villages by promoting a mixture 
of uses – single family homes and other uses that support and enhance the daily needs and 
quality of life of its residents.” The Rural Residential district “would allow low density residential 
and compatible non-residential uses in rural areas where agriculture is not the predominant 
use.” 
 
 
Should the Planning Commission recommend approval of this request, staff recommends the 
following conditions: 
 

1. The number of inoperable vehicles shall not exceed 10. 
2. Landscaped screening as shown on the site plan shall be required to prevent the 

automobile graveyard from being visible to adjoining properties and roadways. 
 
 
Attachments: 
Application 
Site Plan 
Zoning 
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