
COUNCIL WORKSHOP MEETING 
 

A G E N D A 
 

TOWN OF CHINCOTEAGUE 
 

October 20, 2011, 5:00 P.M. - Council Chambers - Town Hall  
 
 

 

CALL TO ORDER  
 
INVOCATION BY COUNCILMAN T. HOWARD 
 
PLEDGE OF ALLEGIANCE 
 
AGENDA ADDITIONS/DELETIONS AND ADOPTION: 
 
 
 

1. Presentation – Draft Hazard Mitigation Plan     (2 of 98) 
a. Provide comments to A-NPDC for final version 
b. Schedule public hearing date 

 
2. Comprehensive Zoning Map and Zoning District Amendment   (34 of 98) 

a. Overview of public hearing comments 
b. Planning Commission recommendation 
c. Schedule additional work session or public hearing date 

 
3. Memorial Park Septic System Repair      (98 of 98) 
 
4. Discuss an Alabama Disaster Relief Volunteer (Councilwoman Conklin) 

 
5. Council Member Comments 

 
 
 
ADJOURN: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 

 

MEMORANDUM 

     Town of Chincoteague Inc.

 
 
 
Date:  October 20, 2011 
 
To:  Mayor Tarr and Town Council 
 
Through: Robert Ritter, Town Manager 
 
From:  William Neville, Director of Planning 
 
Subject: Staff Report on the Hazard Mitigation Plan 

 
 
 Town Council review of proposed update to the Hazard Mitigation Plan (HMP) 
 Schedule public hearing for draft HMP Update – November 7th or  

December 5th 
 

 
Hazard Mitigation is defined as any sustained action taken to reduce or eliminate 
long-term risk to human life or property from hazards. 
 
The regional Eastern Shore of Virginia Hazard Mitigation Plan was approved by FEMA, and 
the sections pertaining to the Town of Chincoteague were approved and adopted by the 
Town Council in 2006. 
 
An update is required by the 5th year anniversary of the adoption of the Plan that allows the 
community the opportunity, through advertised public hearings, to comment on plan 
revisions prior to the Town Council approving them.  Eastern Shore localities are currently 
working with Curtis Smith of the A-NPDC to complete the Hazard Mitigation Plan update.  A 
completed draft is now available and sections specific to Chincoteague are attached for 
review by the Town Council. 
 
New Concepts and Recommendations 
Although the current HMP is thorough in its evaluation of past natural hazard events, 
there are specific areas of vulnerability that have been incorporated in the update to assist 
in grant applications and public education. 

 Barrier Island Protection Measures 
 Commercial Main Street Building Flood Protection 
 Critical Infrastructure 
 Shallow Coastal Flooding/Drainage Improvements 
 Storm Surge and Peak High Tide Events 
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Proposed Mitigation Projects 
The project list that was adopted in 2006 has generally been completed.  New projects 
have been listed in the draft HMP for the next 5 year period, and may be eligible for grant 
applications.   

1) STORM WATER MASTER PLAN 
a) Conduct a Phase 2 Storm Water Study to improve drainage infrastructure for the 

Town and mitigate flooding hazards.  
b) Develop enforceable standard for fill and drainage to mitigate flooding hazards 
c) Perform GIS mapping project to evaluate incremental flooding issues 
d) Complete a storm water infrastructure improvement project on Maddox 

Boulevard at the traffic circle to reduce frequent flooding of access corridor to the 
National Seashore and Wildlife Refuge. 

2) CRITICAL INFRASTRUCTURE 
a) Partner with federal agencies to perform beach nourishment on Assateague Island 

to mitigate erosion and flooding hazards in Chincoteague 
b) Widen the Route 175 Causeway to improve public safety and the emergency 

response/evacuation corridor. (shoulders, emergency lane/bike lane, center 
barrier)  

c) Develop a cooperative agreement and short term response plan between 
Chincoteague and the USFWS to ensure access to the beach following a hazard 
event. 

3) FLOODPLAIN / EROSION CONTROL 
a) Review FEMA Region III Coastal analysis Risk Map and amend Town ordinance, 

if required 
b) Study and map critical infrastructure including new FEMA wave analysis 
c) Coordinate studies and maps with Emergency Operations Plan and 

Comprehensive Plan 
d) Prepare a plan for mitigation of coastal erosion along the southern shoreline of 

Chincoteague Island 
4) PUBLIC OUTREACH 

a) Implement a public information campaign on the benefits of flood insurance.   
b) Apply for additional insurance premium reduction through the NFIP Community 

Rating System.   
c) Develop and provide residents and businesses with hazard risk assessment maps 

and response plan. 
d) Protect new construction from flooding and wind events by continuing to enforce 

Virginia building code provisions 
e) Promote mitigation of flood prone properties and drainage infrastructure 

improvements through the FEMA grant program 
f) Encourage private investment in Commercial Building flood proofing along Main 

Street 
g) Identify locations of special needs populations using 2010 US Census data.  

Coordinate special needs assessment into the Chincoteague EOP 
h) Study and propose mitigation actions for increased exposure of special needs 

populations to coastal erosion and storm surge at the south end of Chincoteague 
Island.  
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STAFF REPORT 
 

 
 
To:  Mayor Tarr and Town Council 
 
Through: Robert Ritter, Town Manager 
 
From:  Bill Neville, Director of Planning 
 
Date:  September 6, 2011 
 
Subject: Zoning Map and District Update 

 
 
The Planning Commission held two public hearings on May 10, 2011 and June 14, 
2011 regarding a comprehensive Zoning Map and Zoning District amendment.  
Public comments were summarized into 7 topics/issues that were considered at the 
Planning Commission work session on July 12, 2011.  Revisions and corrections 
have been completed by Staff as contained in this staff report.  On August 9, 2011 
the Planning Commission voted to forward this project to the Town Council with a 
recommendation for approval.   
 
 
OBJECTIVE:  To update the Official Zoning Map and Zoning Districts for the 
Town of Chincoteague as recommended by the adopted Comprehensive Plan. 
 
The Town of Chincoteague Comprehensive Plan, adopted on January 4, 2010, is required 
by the Code of Virginia for the purpose of guiding the general development of the Town.  
A community typically uses an official zoning map, a zoning ordinance, a subdivision 
ordinance, and other measures in order to implement the goals and objectives contained 
in the Plan.   
 
Specific recommendations were adopted in the 2010 Comprehensive Plan to designate 
twelve (12) land use planning areas that considered existing use, established settlement 
patterns, and opportunities for growth and redevelopment.  Within most areas, the 
existing zoning district regulations would continue to apply without change.  Several new 
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zoning categories are proposed that require the consideration of a comprehensive update 
to the official zoning map and district regulations.   
 
Why are new zoning districts necessary?  Because the new alignment of Route 175 
changes the way that Main Street and Maddox Boulevard are managed and grow in the 
future.  Because some areas of marshland, forest and open space should not be 
developed.  Because the existing campgrounds and surrounding neighborhoods of 
seasonal housing are unique and different from year round housing and neighborhoods in 
the older part of the Town Center.  New zoning districts help to identify and manage the 
diverse areas of Chincoteague. 
 
APPROACH:  Expand Town zoning districts from 6 to 12 with boundaries to match 
planning areas.  Rename the existing zoning districts to coordinate with the 
planning areas and limit any change in property development rights by using 
existing zoning regulations. 
 
The Planning Commission proposed a strategy to prepare the zoning revisions, hold 
public hearings, and to recommend to the Town Council an update of the Official Town 
Zoning Map. This approach made only minimum incremental changes to each district 
rather than to completely revise the zoning ordinance.  Revisions to the district 
regulations have been tracked by redline changes and permitted uses within each district 
included in a comparison chart. 
 
The process began with a focus on the Old Town Commercial district along Main Street 
as the heart of Town.  (See May 2010 PC packet).  The next area reviewed was the 
Commercial Corridor district along Maddox Boulevard (see June 2010 PC packet). 
The Resort Residential and Resort Commercial districts generally located at the central 
and south ends of the Island were reviewed together. (see August 2010 PC packet)  The 
review of Public-Semi Public, Resource Conservation and Agriculture districts followed 
next.  (see September 2010 PC packet).  The remaining districts were discussed along 
with land use issues affecting all districts. (see October 2010 PC packet).  A Workshop 
was advertised and held on November 3, 2010 to begin review of all zoning districts.  
Strategies for providing public information and a review of specific properties that were 
recommended for a change in zoning district by the Comprehensive Plan were reviewed 
at workshops and meetings with public participation.  (see November, December and 
January PC packets).  The first public hearing to consider the Amendments was held on 
May 10, 2011. 
 

Planning 
Area # 

Proposed 
Zoning 
District 

Existing 
Zoning 
District 

Proposed 
Zoning 

Abbreviation 
1 Single Family 

Residential R-1 R-1 Single Family 
Residential 

2 One & Two Family 
Residential R-2 

R-2 One & Two 
Family 

Residential 
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3 Mixed Use 
Residential R-3 R-3 Mixed Use 

Residential 

4 Old Town 
Commercial 

C-1, C-2 and R-
3 

C-2 Old Town 
Commercial 

5 Resort Residential R-3 R-4 Resort 
Residential 

6 Neighborhood 
Commercial C-1 

C-1 
Neighborhood 

Commercial 

7 Commercial 
Corridor C-1 and C-2 C-3 Corridor 

Commercial 

8 Resort Commercial C-1 C-4 Resort 
Commercial 

9 Public-Semi Public C-1, C-2 and R-
3 

PSP Public Semi-
Public 

10 Park & Open Space R-2 and R-3 POS Park and 
Open Space 

11 Resource 
Conservation R-3 RC Resource 

Conservation 
12 Agriculture A A Agriculture 

 
* Note:  Town Code Chapter 30 Floods creates a zoning overlay district for the entire 
Chincoteague Island that corresponds with the FEMA 100 year floodplain mapping.  This 
information will be added to the Official Zoning Map. 
 
The proposed implementation of a zoning map and zoning districts that match with the 
planning areas of the Comprehensive Plan raised several policy questions.  The Town 
Council suggested going ahead with presentations and hearings so that public opinion 
may be incorporated into their consideration of the zoning map change. 
 

POLICY ISSUES: 
 

1. Changes in property zoning – Several properties were recommended by 
the Comprehensive Plan Land Use Map to change from one zoning district 
to another based on existing use or characteristics.  (For example:  Marsh 
Island is recommended to change from C-1 Commercial to R-3 Mixed Use 
Residential)  With regard to other comprehensive changes, the Planning 
Commission has proposed to 

a. Generally maintain the edges of existing zoning districts; 
b. Revise zoning district edges to match the areas adopted in the 2010 

Comprehensive Plan; 
c. Limit the application of Resource Conservation to only those 

parcels that are currently in protected public ownership; 
d. Apply the Agriculture zoning district to previously un-zoned marsh 

areas surrounding Chincoteague Island that are included within the 
Town boundaries; 

e. Consider specific requests by property owners as a result of public 
testimony during public hearings 
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2. Split zoned properties – The zoning ordinance currently allows the 
property owner of a split zoned property the option to select which zone 
may be used for the entire property.  For example:  properties along 
commercial corridors with residential neighborhoods to the rear.  This 
option will remain. 

 
 
 
 

PROJECT SCHEDULE: 
 
Public information display, presentations, advertisement        April/May 2011 
Planning Commission Public hearings               May 10th and 
                            June 14th 2011 
Town Council Workshop #1         October 20, 2011 
Town Council Workshop #2             November 17, 2011 
Town Council Public hearing            January 2012 
 
 

 
 

37 of 98



 
PUBLIC COMMENT:  Public comments received during the advertised hearing 
period by Town Staff are attached to assist the Planning Commission/Town Council 
in evaluating the proposed Zoning Map and Zoning District Amendments.  This list 
will be updated prior to each public meeting.   
 
Many of the questions or comments received were resolved by illustrating the 
existing/proposed districts and reviewing the changes (if any) in the zoning district 
regulations.  Several errors were discovered that are listed in the next section.  Topics that 
required additional review and consideration by the Planning Commission were reviewed 
during the July 12th work session.     
 

1) R-4 Resort Residential – The majority of land that is proposed for the Resort 
Residential district is currently zoned R-3.  The proposed district should not be 
based on the existing C-1 district regulations that would allow commercial uses in 
a residential district.  (10% of public comment) 
 
PC recommendation:  There was consensus approval for the proposed changes.  
Commissioner Papadopoulos noted that the paragraph numbering system on page 
22 would need to be revised.  (The Commission later directed staff to return the 
Campground and Camper/Travel Trailer Park uses to the Special 
Exception/Special Use Permit section of the R-4 ordinance.) 
 

2) C-4 Resort Commercial - A significant concern about allowing an expansion of 
commercial uses in the Resort Residential and Resort Commercial districts has 
been expressed by property owners at both the north and south end of the Island.  
In particular the expansion of commercial uses in the northern residential 
neighborhoods adjacent to schools, parks, and historic properties as proposed on 
the Comprehensive Plan land use map may not be warranted.  Existing zoning is 
R-3.  Waterfront areas along South Main Street were questioned regarding the 
impact of large restaurant uses.  (27% of public comment) 

 
A) Remap Nature Park from proposed P/SP (blue) to proposed POS 

district (light green).  Proposal to show more ‘green’ on the zoning 
map to indicate the Town’s commitment toward open space and 
recreation, versus the potential for future use to expand the public 
school, town office or infrastructure facilities (planned water tower).  
The Park and Open Space district was determined to include public 
utilities as a permitted use.  The current zoning is C-1 Commercial. 

 
 PC recommendation:  Revise the proposed zoning map to show the two 
 Nature Park parcels in the Park and Open Space district (light green) 

 
B) Remap proposed C-4 to proposed R-4.  Proposal to keep commercial 

C-4 zoning on the parcels that are zoned commercial today (Pine 
Grove Campground), and apply the R-4 zoning to areas that are zoned 
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R-3 today.  Since the proposed R-3 district will limit mobile 
homes/mobile home parks by Special Use Permit, the way to keep 
development rights constant is to remap to the R-4 district.  Property 
owners have indicated that they wish to keep their current permitted 
uses. 
 

 PC recommendation:  Revise the proposed zoning  map to remove the C-
 4 (red) zoning from parcels currently zoned R-3 and replace it with the R-
 4 district.  Within the proposed R-4 district, the Campground and Camper/ 
 Travel Trailer Park uses will be returned to the Special Exception/ Special 
 Use Permit section of the ordinance.  The existing strip of R-2 zoning 
 along Main Street should be shown on the proposed zoning  map.   
 

C) Remap existing R-3 to proposed R-4 on existing trailer park.  The 
Misty Meadows neighborhood is currently mapped in the R-3 district.  
For this area to retain its current status, it should also be mapped to the 
R-4 district.   

 
 PC recommendation:  The Commission agreed that Misty Meadows 
 should be included in the proposed R-4 district. 

 
 

D) Remap historic property from existing R-3 to R-2.  The property that 
includes the Captain Timothy Hill cabin is shown on the proposed 
zoning map as split zoned between the C-4 and R-4 districts.  To apply 
a similar mapping strategy as discussed for adjacent parcels, the 
property should be zoned R-2 along the Main Street frontage with R-4 
for the remainder.  This would minimize any change from existing 
zoning.   

 
 PC recommendation:  Maintain the R-2 zoning along the Main Street 
 frontage to a depth of approximately 150 feet and map the remainder of 
 the property to the R-4 district. 

 
E) Remap proposed R-4 to existing R-3.  This area is adjacent to Oyster 

Bay Section 1 along Miflin Marsh Lane.  Public concern raised the 
question why this area was proposed for Resort Residential when it is 
already a large lot subdivision with homes constructed.  Staff 
recommends that this area retain its existing R-3 zoning. 
 
Another area of proposed C-4 zoning was presented for Commission 
review.  Along the waterside of Main Street south of the Coast Guard 
Station, the Comprehensive Plan recommended an area to be zoned to 
the C-4 Resort Commercial district.  Staff recommended that this area 
should retain its current C-2 zoning and extend the Old Town 
Commercial to include land on both sides of the Coast Guard. 
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  PC recommendation:  Proposed changes to the zoning map areas A  
  through E were confirmed as described above and generally responded to  
  public comment by recommending that the C-4 Resort Commercial  
  district should not be expanded as shown on the Comprehensive Plan land  
  use map.  The area located to the south of the Coast Guard Station  should  
  be included in the C-2 Old Town District rather than the C-4 District as  
  shown on the Comprehensive Plan land use map.   
 

3) All Commercial Districts – In general, the idea has been advanced that most 
commercial uses should be allowed only by conditional use permit as a way to 
allow public participation in the land use approval process and to allow the Town 
to address unique impacts associated with new development.  One speaker 
recommended an economic impact study.  (11% of public comment) 

 
 PC recommendation:  There was agreement that the work necessary to 
 adequately address this topic went beyond the adoption of a new zoning map and 
 would require a separate effort.   
 

4) RC Resource Conservation - This district is generally supported for the 
marshland areas surrounding the Island.  Several questions have been raised about 
the exceptions proposed, including the purpose behind using the Agriculture 
district and Resort Commercial district in some locations.  Several speakers 
appealed for the use of the RC district on the Island to protect natural features and 
water quality.  (14% of public comment) 

 
 PC recommendation:  Forward this issue to the Town Council showing the 
 recommended land use from the adopted Comprehensive Plan as it was advertised 
 for public hearing. 
 

5) R-3 Mixed Use Residential – Marsh Island homeowners have supported the 
proposed residential zoning and requested that the existing townhomes and 
condos would be recognized as a prior PUD approval rather than becoming legal 
non-conforming uses.  They have also requested that any public or non-residential 
use such as Section 3.7.22 public piers or public boat ramps should only be 
allowed as a conditional use in order to address concerns for parking and safety in 
this location.  Other property owners have asked about limitation of commercial 
or public uses for R-3 zoned property with access from private streets.  (10% of 
public comment) 

 
 PC recommendation:  The proposed change to the R-3 district that would require 
 special exception approval should not be made.  Public piers, public boat ramps 
 will continue to be a permitted use. 
 

6) All Permitted Uses - Several questions have come up about the definition of 
‘Light Waterfront Seafood Industry’.  If this is a use that is intended to support 
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small individual businesses, should it be permitted in all districts?  Is there 
another aquaculture definition or use listed in the Agriculture District that should 
be permitted in all districts.   

 
 PC recommendation:  Without a specific problem to be solved, the best solution 
 is to leave the waterfront use topic unchanged for the purpose of the Official 
 Zoning Map project.     
 

7) C-3 Corridor Commercial – The Chincoteague Volunteer Fire and Rescue 
Company has requested to extend the C-3 district one additional parcel along 
Deep Hole Road to the intersection with Chicken City Road in support of a 
potential Fire Station location.  It is currently zoned R-3. 

 
 PC recommendation:  The proposed zoning map should show an extension of 
 the C-3 zoning district to the corner of Deep Hole Road and Chicken City Road.   
 
 
ERRORS/CORRECTIONS:   Necessary corrections to the proposed Zoning Map 
and Zoning Districts have been identified as a result of public review comments and 
are listed below.  Staff has completed the corrections that will be available for public 
review prior to Town Council consideration of the project. 
 

• Remove text from the C-4 District regarding potential public sewer required prior 
to redevelopment 

• Correct the R-4 Resort Residential District so that it is based on the R-3 District 
zoning standards (instead of the C-1 district standards) 

• Change the color of the C-4 Resort Commercial district so that the map prints out 
a red color matching the Comprehensive Plan land use map. 

• Adjust the zoning map on the east side of Main Street between the C-1 (existing) 
and C-2 (proposed) district and the R-2 district so that properties located along 
Ocean Boulevard match the written description of district boundaries contained in 
the Town Zoning Ordinance. 

• Correct Zoning Maps to show Hibiscus Drive as two cul-de-sacs without a 
through connection 

• Amend the map legend to note the existing Floodplain Overlay District that 
applies to the entire Island. 

 
OUTSTANDING ISSUES:   Several comments from the public were not resolved by 
the Planning Commission.  Since they involve a broader policy decision by Town 
Council, these issues will be presented by Staff at the workshop meeting and may 
need to be resolved prior to advertising for public hearing. 
 

• Expansion of existing campgrounds through C-4 Commercial zoning of land 
currently zoned R-3 Residential (two examples) 

• Resource Conservation zoning and/or district regulations for protection of 
wetland areas. 
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PROPOSED ACTION:  Town Council review during one or more workshop 
meetings to confirm Planning Commission recommendations, request Staff for 
additional information, and provide direction on several outstanding issues prior to 
advertising for a public hearing. 
 
Following review of this staff report, the Town Council may have questions or comments 
that should be resolved before completing the extensive advertising process for the public 
hearing.   
 

• Maps illustrating the Current Zoning and Proposed Zoning are currently being 
revised to incorporate changes recommended by the Planning Commission.  
Changes to the Proposed Zoning Map will be available for public review at least 2 
weeks prior to the next scheduled Town Council review. 

 
• Redline Changes to the Zoning Ordinance are attached. 

 
• Public Hearing comments are attached 
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Chincoteague Zoning Map and Districts – 2011 Update 
Public Hearing Comments 

May 10th 

Karen Nold – property owner on Marsh Island and president of the homeowners association.  
General support for proposal with question about whether zoning change would affect 
development on Marsh Island if it is considered a ‘PUD’.  Mr. Neville responded that a deed 
restriction would not be affected; however a prior zoning approval with conditions may be 
different.  The question will be referred to Town legal counsel for a determination. 

 

Jim Rauth – homeowner on Marsh Island representing the homeowners association.  Support 
for change of zoning from C-1 to R-3.  Suggestion that public boat ramps should not be a 
permitted use by right because of problems with associated traffic.  Conditional use approval is 
appropriate so that the impacts can be addressed.   

 

Peggy Thomas – property owner along East Side Road.  Question about zoning and an existing 
combination of garage and mobile home park that have been there since 1962 and the 70’s, 
with stated preference that it stay that way.  Mr. Neville confirmed that the existing C-1 and R-3 
zoning districts in this location would not change by projecting the maps on the wall.  The R-3 
district revision that would require new mobile home parks to obtain conditional use permit 
approval would not apply to the existing structures that meet local and state grandfathering 
provisions. 

 

Mary Burton – owner of Tom’s Cove Campground.  Concern for C-4 Resort Commercial district 
language that appears to restrict any future redevelopment of campgrounds until public sewer 
service is available.  Mr. Neville noted that the Planning Commission had requested last 
November that this section should be removed and apologized for his error in not making that 
correction to the public hearing draft document.  The sentence will be removed prior to the 
June 14th meeting. 

 

Wanda Thornton – owner of Pine Grove Campground.  Concern for C-4 Resort Commercial 
district language that appears to restrict any future redevelopment of campgrounds until public 
sewer service is available.  Public docks and boat ramps should not be removed entirely from 
the R-3 district (Fir Landing as example).  Question about definition of ‘light waterfront seafood 
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industry’.  Mr. Neville noted that each zoning district lists different types of waterfront uses and 
a standardized use or definition across all districts may not be available.  Chairman Rosenberger 
noted a prior application heard by the Board of Zoning Appeals for a limited clam operation 
along the South Main Street waterfront that may have set a standard for this use.  Ms. Thornton 
suggested that we should never lose sight of how the Town’s people make a living over the 
years, and light seafood industries need to be by right.  Individual watermen making a living are 
what makes Chincoteague unique and it should be a use that is permitted by-right, especially in 
the R-3 district.   

 

Jim Frese – property owner on East Side Road.  Comment on the annual tax burden of 
waterfront properties which should allow owners to do whatever they want.  Question about 6 
new zoning districts and whether any properties will be ‘down-zoned’?  Mr. Neville responded 
with two examples on Marsh Island (C-1 to R-3) and Wildcat Marsh (R-3 to Resource 
Conservation).  Mr. Frese recommended individual notification of any property owner subject to 
down-zoning or significant change in zoning.  

 

Kathleen Seefeldt – property owner on Cathell Street.  Question about what change may be 
proposed?  The maps were presented to demonstrate that both existing and proposed zoning is 
R-3 with no change other than the proposed limitation of mobile homes by conditional use.  
Question why the Town would have a mixed use district for properties served by a private street 
not maintained by the Town, and what link will the zoning change have on assessed value?  
Chairman Rosenberger responded that the zoning district alone does not have a strong effect on 
real estate assessments. 

 

June 14th 

 

John Lang – property owner of Peyton Place Suites on South Main Street.  Concern for the C-4 
Resort Commercial district in this location and the need to limit large scale restaurant/tiki bar 
uses with outside music, alcohol license, and traffic/parking impacts that would disrupt the 
surrounding residential neighborhood.  Request to exclude large restaurant uses or allow for 
special use permit process that would allow public review.   

 

Peggy Thomas – request for information about whether the new zoning map proposes more or 
less commercial property than the current zoning.  She believes that there are enough beer 
joints, townhouses, condos to sink Chincoteague Island and we don’t need more.  Concern for 
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setbacks between buildings.  Request for information about parcel 21A/Wayne Road and 
whether a portion is zoned commercial.   

 

Joshua Jacobson – concern for commercial zoning proposed on the property adjacent to Misty 
Meadows.  As a resident of Richardson Landing, he is concerned about the potential increase in 
traffic and problems that commercial use would cause.  Mr. Neville explained the approach of 
starting with the existing zoning districts and then applying the proposed land uses from the 
Comprehensive Plan – the extension of the resort commercial district was proposed as the 
result of the prior public planning process that recognized existing campground uses and 
surrounding seasonal housing as areas of common interest.  Mr. Jacobson is totally opposed to 
this idea. 

 

Paul Brzozowski – The biggest mistake is that R-4 Resort Residential is the same as C-4 Resort 
Commercial as written.  There should not be any land currently zoned R-3 residential that is 
rezoned for commercial use.  The R-3 district intent was read aloud to demonstrate the point 
that residential uses should be protected from the encroachment of commercial uses.  Also, the 
C-4 district allows uses by-right that should only be permitted by conditional use permit so that 
the public, or the Town, has the opportunity to object to any commercial development.  ‘Draw a 
line in the sand and don’t give away the store’.   

 

Laurie Walton – In support of the R-3 mixed use residential zoning of Marsh Island.  Concern for 
‘grandfathering’ of existing commercial use/property and potential redevelopment that would 
create traffic and parking problems for the existing homeowners.   

 

Laura Flaningam – part time resident of 5122 Main Street and owner of the historic Captain 
Timothy Hill house.  Love the island, the interesting people, the entrepreneurs that start their 
own businesses, and everything that gives the Island a special quality that is recognized by 
Travel magazines, etc.  Tourists love Chincoteague because it is not Ocean City.  Concerned 
about ‘development’ and the ‘blood red gash’ of commercial zoning proposed in the northern 
part of the Island which includes many of the R-1 and R-2 zoned residential neighborhoods.  The 
potential of commercial zoning was described as an Arbys fast food restaurant that would be 
allowed on 2 acres with no restrictions if the proposed zoning map was approved.  Constraints 
on building approval from the Health Department or Army Corps of Engineers were dismissed as 
the Town abdicating its responsibility to decide what and how this Island gets developed.  The 
concern was vehemently expressed that other government agencies will not protect the Town 
and that breaking the environmental rules was just the cost of doing business for major 
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commercial businesses.  The C-4 district (or R-4 the way it is written) could allow by-right hotels, 
motels, spas, restaurants, light industry and by special permit parking garages and semi tractor-
trailers on your property to store things.  This does not go with the northern part of the Island.  
Concern was expressed for the impact of commercial development that can destroy an area like 
the Hudson Valley of New York.  An extreme example was offered of an out of town 
businessman working with local people to accomplish unconstrained development under the 
threat of a lawsuit.  This was described as what can happen – ‘if you open the floodgates, some 
really foul water can come in’. 

 

Mike Meyers – Concern for allowing commercial uses in the R-4 resort residential district such as 
hotels, restaurants, health club, spas, retail stores and light industry.  A residential district 
should not allow commercial uses.  Why is commercial use needed or wanted up north on Main 
Street…has there been a request or proposal that caused the expansion of a commercial 
district? 

 

Harry Thornton – As Deputy Chief of the Chincoteague Volunteer Fire and Rescue Company, he 
requests the Planning Commission consider changing one lot from residential to commercial 
zoning directly across the street from the Town Office to allow for purchase of the property and 
relocation of the Town Fire Station.  Chairman Rosenberger noted that the Planning Commission 
would discuss this item further following the public hearing. 

 

Wanda Thornton – Support for the Fire Company request, noting that the Fire Company and the 
Churches are the backbone of this community and that should not be forgotten.  We should also 
remember the people who make their living traditionally like the working watermen and 
hunting party guides, and that nothing in the zoning ordinance should prohibit continuing a 
traditional way of life for our people.  Understand confusion about the R-4 district definitions, 
however as the property owner of some of the commercial land in question, they did not 
request the expansion of commercial use and would be happy with the existing zoning in place 
today.  The only concern is that mobile homes/mobile home parks should continue to be 
allowed by right for the parcels adjacent to Misty Meadows as it is today under the R-3 district.  
The existing campground is currently zoned C-1 commercial and should continue to remain 
commercial to allow the uses that have been there since the district was created and over the 
47 years the campground has been in business.  There was discussion over existing C-1 areas on 
the map compared to the proposed C-4 areas on the map.  Ms. Thornton repeated that those 
portions of her property currently zoned R-3 can remain R-3 as long as the uses do not change.  
There is no proposal to develop the R-3 property at this time.  She agreed that the error in the R-
4 district has caused a great deal of confusion and understands the concerns. 
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Inge Veneziano – No comment at this time.  Responded later to hearing others speak.  Concern 
for the unique gift that Chincoteague has to offer tourists, and the potential that development 
allowed under by-right zoning will take that away forever. 

 

Kay Gelletly – The audience was asked about how many people had attended a Wetlands Board 
meeting in order to make the point that wetland mitigation permits are easily granted.  
Protection of wetlands should be an important part of planning the future.  Concern for a rush 
to grant ‘blanket okays’ of commercial development given the downturn in the economy.  
Approval of new development should be by hearings and public notice.  She suggested that the 
zoning map does not reflect the beauty and character of the Island in that the ‘green’ districts 
do not follow natural features and are isolated.  There should be more green than red on the 
map. 

 

Ed Schamel – No comment at this time. 

 

Marvin and Cathy Mikel – Concern for protection of wetlands.  An example was provided from 
another community where development occurred in wetland areas that people thought were 
protected.  Areas like this should be zoned for permanent protection.  Does not want to attract 
growth as Wallops Island continues to develop.  Loves Chincoteague and wishes to keep the 
Island like it is.   

 

Jon Richstein – His concerns had been addressed.  No comment. 

 

Jim Rauth – resident of Marsh Island and representative of the Homeowners Association.  
Agrees with change from C-1 to R-3 zoning district.  Requests consideration of moving public 
pier and boat ramp in the R-3 to a conditional use in order to address concerns for parking 
problems that would occur on Marsh Island.  Disagrees that the “light waterfront seafood 
industry’ should be allowed by right in all districts.  New uses should be by conditional use, 
existing uses could be grandfathered.   

 

Margot Hunt – Resident of Oyster Bay.  Concern about the area around Miflins Marsh Road that 
is part of Oyster Bay 1.  The zoning should not be R-3 or proposed to change to R-4 since it is a 
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part of the R-1 subdivision and these are important marsh areas.  This will be a correction that 
the Planning Commission will take action on.  The colors of the map are not clear.  A petition 
was submitted with over 100 names of people who are concerned over the proposed changes in 
the resort areas shown on the map. 

 

Linda Scholer – Other speakers have addressed her concerns.  No comment. 

 

Karen Lukacs – Resident of Chincoteague.  Appreciates map and redline information that has 
been available for review.  Question about Resource Conservation district and why there are not 
more tidal marsh areas shown in ‘dark green’.  Mr. Neville responded that the approach taken 
by the Planning Commission in preparing the draft map was that any marsh area that was in 
private ownership and was already zoned would not be changed to the RC district because of 
the potential loss of property value.  Ms. Lukacs asked what a property owner with marshland 
zoned R-3 could do with the property?  Mr. Neville answered that the residential or commercial 
zoning district regulations do not restrict any use in the marsh, or attempt to duplicate the 
permits required by State or Federal agencies.  Recommends that the Town place marsh areas 
surrounding the Island under protective zoning regardless of private ownership. 

 

William Brekey – Support for those who protest the increased commercial zoning on North Main 
Street area.  Agrees with Ms. Thorton about safeguarding the traditional ways of life for people 
of Chincoteague, however, he does not see how creating this commercial zone east of Main 
Street will advance that idea in any way.   

 

Rick Willis – Full time resident and former guide on the Trolley history tour.  Concern for the 
downtown area.  Has any consideration been given to the economic impact and change in traffic 
flow with the alignment of the new bridge.  Has there been any consideration of the economic 
impact of the new zoning districts?  Chairman Rosenberger responded that there has not been 
an economic study completed at this time because of the limited nature of change to the zoning 
districts other than re-naming.  Mr. Willis recommends that a local university intern could be 
asked to complete this type of study and that this information would be valuable to consider 
any future changes in zoning.   

 

Margaret Northam – Family tradition of environmental conservation.  Concern for water quality 
and its impact on the watermen and the seafood industry.  Request limits on commercial zoning 
and development outside of the downtown area.   
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Kathy Phillips – Assateague Coast Keeper whose job is to speak for the ‘water’ which does not 
have a voice at meetings like this.  The Island depends on tourism for its survival and what draws 
people is the clean water, scenic marshes, a waterman’s way of living, and small town 
atmosphere.  Comprehensive rezoning is all about the big picture not individual properties or 
owners.  It should be about what is good for the community, the citizens, its economy, the flora 
and fauna.  Ms. Phillips quoted from the Accomack County decision to extend the Chesapeake 
Bay Act regulations over to the Seaside in order to protect water quality for its fishing, 
aquaculture and tourism industries as well as quality of life.  Resource Conservation zone should 
be extended onto the Island as well in order to protect natural resources and maintain the 
natural functions of the land.  Sea level rise is an issue that makes the case for protection of 
marshes as the first line of defense.  Concern for commercial and residential zoning of tidal 
wetland areas on the east side of the Island.  This action could be construed as being 
irresponsible on the part of the Town because of the unrealistic assumption of value for owners 
of this property.  Protective zoning would reduce taxes for the property owner instead of 
increasing the ‘Town coffers’.  Consider uses that would only be allowed under a conditional use 
permit instead of by-right, and applying protective conservation zoning to areas on the Island. 

 

David Burden – Virginia Eastern Shore Keeper.  If you take wetlands and marshland and tell 
people that it is a good place to build businesses and homes, you are lying to them, because you 
know they can’t build there, and you are stealing from them, because you are taxing them for a 
higher value than what they have really got.  As a Town, that is probably not a good way to 
operate.  People own to the mean low water mark, but the for the purpose of looking for a good 
place to build, maybe the mean high water mark is a better place to start.  Keep in mind that 
you are not zoning a map, you are zoning land.  Appeal for clean water to support the traditional 
watermen and avoid shellfish closures because of some development that does not install a 
buffer or setback from the marshes.  Suggestion of  special use permits and involvement of the 
community in all land use decisions so that 10 years from now no one asks ‘how did that 
happen?’.  By-right use takes the public out of the process.  Mr. Burden thanked the Planning 
Commission for the hard work that they do. 
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Dan Smith – Representing 20 other homeowners in the Fiddler Bay community that are 
bulkheaded up to the marsh looking out to the lighthouse, and adjoining the Maddox 
Campground.  Concern for marshland proposed to be zoned resort commercial.  One third of 
their view and the area that they paddle around in on their kayaks has turned ‘red’ on the map 
including areas out to Assateague.  The primary responsibility of zoning is not to align with 
ownership.  Zoning of marshland is not consistent and should all be RC district, not zoned for 
resorts.  

 

Jillian Poole – homeowner on the water near Misty Meadows.  Why do people come to 
Chincoteague – not just the beach but a passion for the Refuge, wetlands, etc.  The proposed 
commercial zoning area on North Main Street would seriously change the way people feel about 
the Island.   

 

Laura Lee Schmitter – Concern for not just the wetlands but the animals and birds that have to 
relocate if areas are filled in.  She purchased an existing house and refurbished it because there 
is too much growth. 

 

Elaine Fioriglio – Resident at south end of Island.  Recalls change over 50 years, with trees, docks 
and piers over wetlands, new home construction – change will happen but this is her ‘piece of 
heaven’.  Wants to keep it magical by having people respect the land, the water, the marshes.   

 

Martin Dombrowski – Resident in Misty Meadows near the schools.  Question why would you 
want to make the area surrounding the schools commercial?  This is a nice quiet area that is not 
the best location for commercial activity? 

 

Greg Lyons – Resident of North Main Street.  Request to clear up whether there is a change 
proposed or not in the commercial zoning across the street.  Mr. Neville responded that areas of 
existing C-1 commercial including the school properties and the nature park were re-mapped to 
the Public/Semi-Public district, and that other parcels west of the existing campground are 
currently proposed to change from R-3 residential to C-4 Resort Commercial.  Mr. Lyons agrees 
with others who do not believe that additional land should be zoned for commercial if it is not 
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commercial now.  Ms. Thornton stated that there is another owner of the subdivided lots that 
she does not speak for in saying that the zoning may stay the way it is.   

 

David Johnson – Requested that everyone who spoke would recognize that corrections and 
changes have been suggested that would return the northern area of concern to the 
permissions allowed by the existing zoning districts.  The campground would stay commercial.  
Agrees that marsh areas out toward Assateague should be considered for Resource 
Conservation.  Mr. Johnson noted that the owners of the subdivided property on North Main 
Street have not been heard from, and there may be some uncertainty about what will happen 
with this piece.  He observed that this issue may be resolved. 

 

Elaine Lang – Individual permitted uses from the zoning districts were read aloud to 
demonstrate the number of commercial businesses that can be permitted in a residential zoning 
district.   

 

Paul Brzozowski – Identified the location of his property on the proposed zoning map next to the 
large area of proposed C-4 Resort Commercial Zoning and explained that is why he is upset.   

 

Comment – In most planned communities the commercial is located at the outside and you 
drive through it to get to the residential, you don’t drive through the residential, including 
delivery trucks, to get to the commercial.  I think we have it backwards. 

 

John Westlake – What is the rationale for this commercial zoning at the north end of the Island?  
Why does Chincoteague need more commercial when there is more than enough in other parts 
of Town?  Mr. Rosenberger responded that the rationale that was applied to this point was to 
tie the Zoning Map in with the Comprehensive Plan that was developed over a 3 year period and 
approved in January 2010.  Mr. Westlake persisted to ask why it was proposed in the 
Comprehensive Plan.  Mr. Neville answered that the idea was proposed to allow existing 
campground uses to expand and connect with the ultimate use of the subdivided lots proposed 
for a travel trailer park or campground, and this was not a deliberate effort to change the 
character of the area. 

 

Richard Vesely – Asked about the existing subdivided lots and whether they were specifically 
zoned for a trailer park.  Mr. Neville stated that may have been the intended use, however this 
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land was subdivided in the 1960’s before the current R-3 zoning was adopted and any 
development of the land would have to meet current zoning standards.  Mr. Vesely described 
the history of the subdivision and suggested that there was nothing to suggest that it should be 
zoned for Resort Commercial. 

 

Ben Ellis -  Resident of Misty Meadows.  Concern about comment that the intent of the 
Comprehensive Plan change from R-3 to C-4 was to allow existing uses to expand.  Doesn’t the 
C-4 district allow many commercial uses by-right that could come there with no recourse or the 
opportunity for residents to say anything about it?  Why would the Town want to allow all of the 
permitted commercial uses without requiring a special permit, it does not make sense.   

 

Eddie Tull – Addressed two points.  The people who are the owners of Peyton Place have a 
sewer system that ties to Chincoteague Channel, and if they are so concerned, they should tear 
down the building to help the environment.  Mr. Tull described his family history on the Island 
and suggested that the most effective way to keep property from being developed is to buy it.  
He described his love for Chincoteague and the property he has worked for over 74 years.  He 
stated he has sold 700 lots and would be happy to sell 700 more.   
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