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PLANNING COMMISSION/TOWN COUNCIL 

Joint Public Hearing & 
PLANNING COMMISSION 

Regular Meeting 
Cape Charles Town Hall 

August 15, 2016 
6:00 p.m. 

 
 

At 6:00 p.m. Chairman Dennis McCoy, having established a quorum, called to order the Joint 
Public Hearing with the Town Council and Regular Meeting of the Planning Commission.  In 
addition to Chairman McCoy, present were Vice Chairman Michael Strub, and Commissioners 
Andy Buchholz, Dan Burke, Keith Kostek, Sandra Salopek and Bill Stramm.  Also in attendance 
were Town Planner Larry DiRe, Town Clerk Libby Hume and Town Manager Brent Manuel.  
There were 14 members of the public in attendance. 
 

Mayor George Proto, having established a quorum, called to order the Joint Public Hearing with 
the Planning Commission.  In addition to Mayor Proto, present were Vice Mayor Bannon, 
Councilmen Brown and Buchholz, and Councilwomen Natali and Sullivan.  Councilman Bennett 
was not in attendance. 
 

Town Clerk Libby Hume read the public hearing advertisement. 
 

ZONING MAP AMENDMENT PUBLIC HEARING COMMENTS: 
 

There were no public comments to be heard nor any written comments submitted prior to the 
hearing. 
 

Mr. R. Neville Reynolds, from VHB, the engineering firm representing Cherrystone I LLC, gave a 
presentation regarding the rezoning application. (Please see attached.) 
 

Motion made by Dan Burke, seconded by Bill Stramm, to close the Planning Commission 
Public Hearing regarding the zoning map amendment request.  The motion was approved 
by unanimous vote. 
 

Motion made by Councilwoman Natali, seconded by Councilman Buchholz, to close the 
Town Council Public Hearing regarding the zoning map amendment request.  The motion 
was approved by unanimous vote. 
 

CONDITIONAL USE PERMIT APPLICATION PUBLIC HEARING COMMENTS: 
 

There were no public comments to be heard nor any written comments submitted prior to the 
hearing. 
 

Motion made by Bill Stramm, seconded by Sandra Salopek, to close the Planning 
Commission Public Hearing regarding the conditional use permit application.  The motion 
was approved by unanimous vote. 
 

Motion made by Councilwoman Natali, seconded by Councilman Buchholz, to adjourn the 
Town Council Public Hearing regarding the conditional use permit application.  The 
motion was approved by unanimous vote. 
 

A moment of silence was observed which was followed by the recitation of the Pledge of 
Allegiance. 
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REGULAR MEETING PUBLIC COMMENTS: 
 

There were no public comments to be heard nor any written comments submitted prior to the 
meeting. 
 

CONSENT AGENDA 
 

Motion made by Bill Stramm, seconded by Sandra Salopek, to approve the agenda format 
as presented.  The motion was approved by unanimous vote. 
 

The Commissioners reviewed the minutes for the July 18, 2016 Planning Commission Regular 
Meeting.  Michael Strub noted a typographical error on page 2. 
 

Motion made by Sandra Salopek, seconded by Bill Stramm, to approve the minutes from 
the July 18, 2016 Planning Commission Regular Meeting as amended.  The motion was 
approved by unanimous vote. 
 

REPORTS 
Larry DiRe reported the following: i) The harbor dredge project was ongoing and it would be 
about two weeks before the pipe was moved to the beach.  It would take approximately six days 
for the sand to be pumped onto the beach.  Sprigging and fencing would be installed afterwards; 
and ii) Three single family homes were approved for construction in the first six months of the 
year.  One was in the historic district.  There was a lot of renovation projects ongoing.  Code 
Official Jeb Brady submitted a monthly report to the Town Council and he encouraged the 
Commissioners to review the report for more accurate information. 
 

OLD BUSINESS  
A. Tax Map Parcel #83A3-11-2 Application for Zoning Map Amendment: 

The Commissioners did not have any questions for the applicant. 
 

Motion made by Michael Strub, seconded by Dan Burke, to recommend Council approval 
of the zoning map amendment for Parcel #83A3-11-2 from Harbor District to Industrial 
M-2 as presented.  The motion was approved by unanimous vote. 

 

B. Tax Map Parcel #83A3-11-2 Conditional Use Permit Application: 
The Commissioners reviewed the language in the staff report comparing it to the conditional 
use permit (CUP) application.  The following was discussed with the applicant: i) The letter 
accompanying the CUP application listed a concrete plant.  Commissioner Strub asked if the 
applicant planned to work with Bayshore Concrete or build another plant and what would 
be done with the plant once it ceased to function?  Mr. Reynolds responded that there were 
no plans for any concrete activity nor a partnership with Bayshore Concrete.  The letter 
quoted the language from the Town’s zoning ordinance for uses in the district; and ii) Mr. 
Reynolds stated that some of the language in the zoning ordinance directly contradicted the 
language in the CUP.  Mr. Bert Turner, the attorney representing the applicant, wanted to 
ensure there was no misunderstanding and that the CUP permitted storage of petroleum. 
 

Motion made by Dan Burke, seconded by Michael Strub, to recommend Council approval 
of the Conditional Use Permit for Parcel #83A3-11-2 as presented.  The motion was 
approved by unanimous vote. 

 

C. Proposed Draft Text Amendment to Article III, Section 3.15.B-Limited Access Commercial 
Activity in Open Space District: 
There was much discussion regarding the proposed language as follows: i) The 
Commissioners agreed that the commercial activity should not be limited to Thursday 
through Sunday but that during the tourist season, May 1 through September 15, vendors 
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with the proper permits and licenses should be permitted to operate seven days per week 
from noon through 6:00 p.m.  Several of the Commissioners felt that the vendors should be 
required to operate every day, weather permitting; ii) The square footage of the vendor 
spaces could possibly be limited as well as the number of vendors permitted.  The space 
limitation could be difficult for vendors wanting to rent equipment such as chairs, umbrellas, 
kayaks, paddle boards, etc.  If a vendor wanted more than one “space,” they would be 
required to pay a fee for each space, similar to the requirement of the Farmer’s Market.  The 
Commissioners suggested that Larry DiRe talk to the organizer(s) of the Farmer’s Market; 
iii) There was some concern regarding littering in the area; and iv) Vendors at the beach 
would be a great service and enable beach goers to walk to get drinks, hot dogs, snow cones, 
etc. as well as renting chairs and umbrellas vs. having to carry them from their cars or 
homes. 
 

The Commission requested that Larry DiRe revise the language as discussed for further 
review at the next meeting. 
 

NEW BUSINESS  
A. Planning Commission Representative to the Harbor Area Review Board: 

The Harbor Area Review Board (HARB) consisted of seven members with one member from 
the Town Council, two from the Planning Commission, one from the Historic District Review 
Board and three other citizens of the Town.  Councilwoman and former Commissioner Joan 
Natali served as one of the Planning Commission representatives to the HARB.  With 
Councilwoman Natali coming off the Commission, another Planning Commission 
representative needed to be appointed to the HARB. 
 

Dennis McCoy stated that he currently served as one of the Planning Commission 
representatives but due to the nature of his job, he was unable to attend many of the HARB 
meetings and added that he would step down from the HARB as well. 
 

Dan Burke and Keith Kostek volunteered to serve on the HARB. 
 

Motion made by Andy Buchholz, seconded by Michael Strub, to recommend Council 
appoint Dan Burke and Keith Kostek as the Planning Commission representatives on the 
Harbor Area Review Board.  The motion was approved by unanimous vote. 

 

There was some discussion regarding the status of the Comprehensive Plan, Tourism Zone 
Ordinance and the Tethering Ordinance. 
 

ANNOUNCEMENTS 
There were no announcements. 
 

Motion made by Andy Buchholz, seconded by Michael Strub, to adjourn the Planning 
Commission Regular Meeting.  The motion was approved by unanimous vote. 
 
 

   
       Chairman Dennis McCoy 
 
 

   
 Mayor Proto 
 
 

  
Town Clerk 
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Rezoning Request
Town of Cape Charles, Virginia

August 12, 2016

Cherrystone I LLC

Cape Charles Parcel:   83A3-11-2

Cherrystone I LLC: Proposed Land Uses

 Port Facilities:  marine, rail, trucking and/or intermodal 
terminals including transfer, storage, handling, inspection, 
processing and/or transport of containerized, bulk and/or 
other cargo. 

 Boatyard- repair and maintenance of a variety of vessels:
– Commercial fishing vessels
– Mega yachts
– Others as opportunities arise
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Cape Charles Parcel:   83A3-11-2
Existing Zoning:  Harbor District 

 Allows for marine related uses and uses customarily and 
clearly incidental and subordinate to the principal use.
– Bait and tackle shops
– Boat rentals
– Marinas, docks and wharves if contiguous to harbor
– Sail and canvas making and repair
– Ship stores and chandleries

 Does not include port facilities

Proposed Zoning:   Industrial District (M-2)

 Statement of Intent
– Encourage the revitalization of the local industrial economy and historic port of Cape 

Charles and Northampton County

– Create family-wage employment and training opportunities for local residents

– Serves as a model and national prototype of an integrated approach to land 
development and industrial operations, embodying sustainable approaches to the 
local economy, environment and culture

– Serve as a model for advancing traditional settlement patterns of the Eastern Shore’s 
towns and employment centers

– Encourage cost-effective approaches to resource conservation. Wise use of renewable 
resources and ecologically based industrial development.
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M-2 allows for a variety of industrial activities:

 Library or other municipal building

 Park, Plaza, or natural area

 Museum, cultural center, arboretum

 Adult or child day care center

 Agriculture, horticulture, forestry and/or fishery/aquaculture

 Offices for telecommunications

 Fire, police, rescue station

 Medical care facility, outpatient only

 Mail courier and parcel services

 Printing service

 Art gallery 

 Office, administrative, business and professional 

Therefore, Conditional Use Permit required for Industrial Activities
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Harbor District

General Business /
Light Industrial H-1

Industrial

Harbor 
District

Open Space

Industrial

Commercial

General Light 
Business
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Rezoning Request
Town of Cape Charles, Virginia

August 12, 2016

Cherrystone I LLC
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