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Planning Commission Agenda 

 

Worcester County Government Center, Room 1102, One West Market Street, Snow Hill, 
Maryland 21863 

 
Although the Government Center remains closed to the public, this meeting will be held in-person. 
Masks will be required for all in attendance and social distancing regulations will be enforced.  

 
Thursday, April 1, 2021 

 
I. Call to Order (1:00 p.m. est.) 

 
II. Administrative Matters (1:00 p.m. est.) 

A. Review and approval of minutes – March 4, 2021 
B. Board of Zoning Appeals agenda – April 8, 2021 
C. Technical Review Committee agenda – April 14, 2021 

 
III. Site Plan Review (1:05 p.m. est.) 

A. Site Plan Review (§ZS 1-325) – Atlantic General Hospital Medical Center – 
(AMENDED Plan as approved on February 7, 2019) Proposed construction of 
a single story 50,349 square foot medical office building located on the easterly 
side of MD Route 589 (Racetrack Road), north of Adkins Spur Road, Tax Map 21, 
Parcel 66A, Tax District 3, C-2 General Commercial District. Materials are 
attached for the Planning Commission’s review and consideration.  

 
IV. Text Amendments (1:15 p.m. – 1:45 p.m. est.) 

A. Cooperative Campgrounds - Spaces Above First Floor Elevation (§ZS 1-
318(e)(2)E), Diana E. Nalls, applicant. 
 

B. Off-premises signs – billboards (§ZS 1-324(d)), Hugh Cropper, IV, Esquire. 
 

V. Map Amendments (2:00 p.m. – 2:30 p.m. est.)  
A. Case No. 429 – (RP) Resource Protection District to (A-1) Agricultural District: 

192.28 acres located on the southerly side of Nassawango Road, west of MD Route 
12 (Snow Hill Road), northwest of Snow Hill - Daniel Strickland Hope, property 
owner/ Hugh Cropper, IV, Esquire, attorney. 
 

B. Case No. 430 – (RP) Resource Protection District to (A-1) Agricultural District: 
387.5 acres located on the southerly side of Cellar House Road, northeast of 
Whitesburg Road, northeast of Pocomoke City - Cellar House Farm, Limited 
Partnership, property owner/ Hugh Cropper, IV, Esquire, attorney. 
 

VI. Adjournment (3:00 p.m. est.) 
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Worcester County Planning Commission 
Meeting Minutes 
 
Meeting Date: March 4, 2021 
Time: 1:00 P.M. 
Location: Worcester County Government Office Building, Room 1102 
 
Attendance: 
Planning Commission   
Jerry Barbierri, Chair 
Rick Wells, Vice Chair 
Marlene Ott, Secretary 
Brooks Clayville 
Mary Knight 
Ken Church 
 

Staff 
Roscoe Leslie, County Attorney 
Ed Tudor, Director 
Jennifer Keener, Deputy Director 
Kristen Tremblay, Zoning Administrator 
Stuart White, DRP Specialist 
Bob Mitchell, Director of Environmental Programs 

 
I. Call to Order 
II. Administrative Matters 

A. Review and approval of minutes, February 4, 2021 — As the first item of 
business, the Planning Commission reviewed the minutes of the February 4, 2021 
meeting. Following the discussion, it was moved by Ms. Ott, seconded by Ms. Knight 
and carried unanimously to approve the minutes as submitted.   

B. Board of Zoning Appeals agenda, September 12, 2019 — As the next item of 
business, the Planning Commission reviewed the agenda for the Board of Zoning 
Appeals meeting scheduled for March 11, 2021. Ms. Tremblay was present for the 
review to answer questions and address concerns of the Planning Commission. No 
comments were forwarded to the Board. 
 

III. Amendment of the Comprehensive Plan for Water and Sewerage Systems 
 

A. As the next item of business, the Planning Commission reviewed an application 
associated with the expansion of the Water and Sewer Planning Areas in the Master 
Water and Sewerage Plan (The Plan) for the Ocean Pines Sanitary Service Area (SW 
2021-01). Robert Mitchell, Director of Environmental Programs, appeared to present 
the staff report to the Planning Commission. Hugh Cropper, attorney, was present on 
behalf of the Wave Holdings, LLC, the applicant. John Salm, from JW Salm 
Engineering, was present on behalf of the applicant as well.    

 
Mr. Cropper led off and agreed with the staff report and explained that the 
developers, Wave Holdings, intend to construct mixed-use commercial and medical 
buildings on this property, which totals 11.5 acres, and is located south of the south 
gate of the Ocean Pines community. It is adjacent to the planned Atlantic General 
Hospital annex medical building and sits north of the Ocean Downs racetrack and 
casino. Mr. Cropper questioned Mr. Salm about various parts of the project and the 
need to connect to public services. Mr. Salm indicated the consistencies found for this  
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development within the Comprehensive Plan and the Plan’s land use designations. 
Mr. Salm also indicated the connections to Ocean Pines would be approved and 
inspected by the Department of Public Works and would be turned over to the County 
upon completion. The improvements would be feasible from an engineering and 
economic standpoint, he added. 

 
Mr. Mitchell explained that the applicant is requesting an expansion of the Ocean 
Pines Water and Sewer Planning Areas for the subject property in The Plan. This 
revision is to provide public water and sewer sanitary capacity to serve a proposed 
commercial development on the property with new planning designations of S-1/W-1 
(immediate to two years). This property is currently not included within the Ocean 
Pines sewer or water planning areas with a planning designation of S-6/W-6 (no 
planned service). The property however is designated Commercial Center and 
Existing Developed in the Comprehensive Plan, which is consistent with the 
provision and extension for public sewer and water. They are adjacent to and 
surrounded on three sides by the service area boundaries.  

 
Mr. Mitchell answered a question from Mr. Church regarding capacity in the Ocean 
Pines WWTP and responded that the plan had the capacity to serve the proposed 
development. He also asked about capacities in adjacent service areas for West Ocean 
City and Mystic and Mr. Mitchell responded that the Mystic and West Ocean City 
areas still have EDUs, but they are in a different position than Ocean Pines regarding 
available capacity. Ms. Ott asked if the plant would need to expand capacity for this 
development and Mr. Mitchell said an expansion would not be needed.  

 
Mr. Mitchell did conclude with the staff comments in the report, noting the 
consistencies found for such a development within the Comprehensive Plan and land 
use designations, and that the proposed improvements would be permitted in 
accordance with existing zoning within the property boundaries of the property. 

  
Following the discussion, a motion was made by Ms. Knight, seconded by Mr. Wells, 
and carried unanimously to find this application consistent with the Comprehensive 
Plan and recommended that they forward a favorable recommendation to the County 
Commissioners.  

 
IX. Adjourn – A motion to adjourn was made by Ms. Knight and seconded by Ms. Ott. The 
Planning Commission adjourned at 1:14 P.M. 
 
 
_______________________________________________________________ 
Jerry Barbierri, Secretary 
 
__________________________________________ 
Stuart White, DRP Specialist      



NOTICE OF PUBLIC HEARING 
WORCESTER COUNTY 

BOARD OF ZONING APPEALS 
 

AGENDA 
 

THURSDAY, APRIL 8, 2021 
 
Pursuant to the provisions of the Worcester County Zoning Ordinance, notice is hereby 
given that a public hearing will be held in-person before the Board of Zoning Appeals for 
Worcester County, in the Board Room (Room 1102) on the first floor of the Worcester 
County Government Center, One West Market Street, Snow Hill, Maryland. Masks and 
social distancing will be required. 
 

6:30 p.m. 
 
Case No. 21-19, on the lands of William & Carrie Harris, requesting a variance to the 
Ordinance prescribed side yard setback from 6 feet to 4.48 feet (an encroachment of 1.52 
feet), associated with a proposed attached garage addition to a single family dwelling, in 
the R-3 Multi-Family Residential District, pursuant to Zoning Code Sections ZS 1-
116(c)(4), ZS 1-207(b)(2), and ZS 1-305 located at 83 Newport Drive, approximately 345 
feet south west of Bimini Lane, Tax Map 16, Parcel 38, Section 1, Lot 198 of the Ocean 
Pines Subdivision, in the Third Tax District of Worcester County, Maryland. 
 

6:35 p.m. 
 

Case No. 21-20, on the lands of William Andalora & Laura Matyas, requesting a variance 
to the Ordinance prescribed front yard setback off of Salt Spray Drive from 10 feet to 0.2 
feet (an encroachment of 9.8 feet) associated with a proposed open deck addition to a 
recreational vehicle in the A-2 Agricultural District, pursuant to Zoning Code Sections ZS 
1-116(c)(4), ZS 1-202(b)(12) and ZS 1-305, located at 25 Salt Spray Drive, on the north 
east corner of the westerly intersection with Deep Sea Drive, Tax Map 16, Parcel 85,  
Section 1, Lot 25, of the White Horse Park Campground Subdivision, in the Third Tax 
District of Worcester County, Maryland. 

 
6:40 p.m. 

 
Case No. 21-21 , on the lands of Kevin & Lori Connor, requesting a special exception to  
reconstruct a non-conforming second story wrap around deck in the R-3 Multi-Family 
Residential District, pursuant to Zoning Code Sections ZS 1-116(c)(3), ZS 1-122(d)(1)B, 
ZS 1-207(b)(2) and ZS 1-305, located at 39 White Sail Circle, approximately 1,020 feet 
north east of Windjammer Road, Tax Map 16, Parcel 38, Section 1, Lot 585 of the Ocean 
Pines Subdivision, in the Third Tax District of Worcester County, Maryland. 
 

 
 
 
 
 



6:45 p.m. 
 

Case No. 21-23, on the application of Donald Littleton, on the lands of Charles Jordan, 
requesting a variance to the Ordinance prescribed rear yard setback from 25 feet to 16 feet 
(an encroachment of 9 feet) associated with a proposed deck and screen porch addition in 
the R-1 Rural Residential District, pursuant to Zoning Code Sections ZS 1-116(c)(4), ZS 
1-205(b)(2) and ZS 1-305, located at 11891 Man O’ War Lane, approximately 632 feet 
east of Battle Colors Lane, Tax Map 26, Parcel 1, Lot 322, of the Riddle Farm Subdivision, 
in the Tenth Tax District of Worcester County, Maryland. 

 
6:50 p.m. 

 
Case No. 21-22, on the application of Erick Bruder, on the lands of SNRX, LLC, requesting 
a special exception to increase the height of a fence in a front yard setback to 10 feet tall 
and a variance to the Ordinance prescribed front yard setback from an arterial highway 
from 100 feet to 89.92 feet (an encroachment of 10.08 feet) associated with a proposed 
greenhouse in the I-1 Light Industrial District, pursuant to Zoning Code Sections ZS 1-
116(c)(3), ZS 1-116(c)(4), ZS 1-305(b)(2)A and ZS 1-305(k)(3)C, located at 11903 
Peerless Road, at the northwesterly intersection with Worcester Highway (US 113), Tax 
Map 15, Parcel 81, in the Fifth Tax District of Worcester County, Maryland. 
 

6:55 p.m. 

Case No. 21-18, on the application of Hugh Cropper, IV, Esq., on the lands of Tricia 
Walsh, requesting a variance to the Atlantic Coastal Bays Critical Area buffer from 100 
feet to 23.01 feet (an encroachment of 76.99 feet) and a variance to the Ordinance 
prescribed rear yard setback from 30 feet to 24.58 feet (an encroachment of 5.42 feet) 
associated with the proposed construction of a rear screen porch, sunroom, covered 
porch, and paver patio in the R-2 Suburban Residential District, pursuant to Zoning Code 
Sections ZS 1-116(c)(4), ZS 1-116(m)(1), ZS 1-206(b)(2) and ZS 1-305 and Natural 
resources Code Sections NR3-104 (c)(4) and NR3-111 located at 10110 Waterview 
Drive, approximately 80 feet west of Cropper Creek Lane, Tax Map 26, Parcel 444, Lot 
61A, in the Tenth Tax District of Worcester County, Maryland. 

 
 
 

ADMINISTRATIVE MATTERS 
 
 
 
 
 
 
 
 
 
 



WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 
AGENDA 

 
Wednesday, April 14, 2021 at 1:00 p.m. 

 
I. Call to Order 

 
II. § ZS 1-315 Residential Planned Communities 

 
Sea Oaks Village RPC – Phase 2 (Tax Map 26, Parcel P/O 274) 

C-1 Neighborhood Commercial & R-3 Multifamily Residential; Tax District 10 
 

Description: Concept plan approval (establishment of the RPC floating zone) of Phase 2 of Sea 
Oaks Village, consisting of 76 townhome units and ‘ball courts.’ 
 
Location: West side of MD Route 611 (Stephen Decatur Highway), north of Sinepuxent Road. 
 

Owner: Engineer: 
Sea Oaks Village, 

LLC Carpenter Engineering, LLC 

841 E. Fort Avenue, 
Suite 152 

P.O. Box 3460 
Ocean City, MD 21843 

Baltimore, MD 
21230 302-438-6745 

 Ronnie@carpenterEngineeringLLC.com 
 
III. Adjourn 
 
Governor Larry Hogan has issued an Executive Order that limits public gatherings to no more 
than 10 persons in a further effort to reduce the spread of the COVID-19 virus. All in-person 
meetings have been suspended for the time being.  
 
To facilitate the review of current projects, county staff will be holding a teleconference that will 
be open to the public during the regularly scheduled meeting time.  
 

**Please review the attached page following the agenda that outlines the call number and 
procedures for the meeting** 

                                               

mailto:Ronnie@carpenterEngineeringLLC.com
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DEVELOPMENT: Atlantic General Medical Center of Ocean Pines 
 
PROJECT: Proposed construction of a single story 50,349 square foot medical office building.  
 

(Source: February 17, 2021 Site Elevations – attached) 
 
LOCATION: Easterly side of MD Route 589 (Racetrack Road), north of Adkins Spur Road, Tax 
Map 21, Parcel 66A, Tax District 3, General Commercial District (C-2). 
 
PROJECT HISTORY: If the Planning Commission will recall, this project was originally 
proposed and conditionally approved on February 7, 2019 as a two-story 99,912 square foot 
medical building. A revised site plan was submitted to the Department on May 2, 2019 and was 
given conditional approval by the Planning Commission with waivers to the Design Guidelines, 
however signature approval was not granted (see attached February 7, 2019 and May 2, 2019 
Planning Commission minutes excerpts). More recently, the applicants have made additional 
modifications to the site plan which primarily include the removal of the second (2nd) floor, 
as well as a significant reduction in the number of parking spaces provided (see attached 
February 10, 2021 site plans).  
     
SIGNS:  With respect to on-building signage, the Zoning Code bases the allowance of copy area 
on the building frontage where the principal entrance is located. With respect to freestanding 
signage, this development is allowed to have a single monument sign. All signage will be reviewed 
and approved at the time of permitting. 
 
PARKING: In accordance with §ZS 1-320, a minimum of 199 parking spaces are required and a 
maximum of 331 spaces are allowed. The site plan illustrates 257 spaces have been provided.  Any 
parking over the minimum (58 spaces) shall be constructed of a pervious design. This requirement 
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has been met. The proposed surface treatment for the main parking areas and travelways is 
bituminous asphalt and parking spaces shall be demarcated with striping.  
 

*For reference, the original number of parking spaces provided was 450;  
this has now been reduced to 257 spaces proposed.   

 
Handicap accessible parking has been shown well in excess of the minimum required, even should 
the facility have an outpatient physical therapy tenant. Signage indicating “Reserved,” “Van 
Accessible” and “No Parking in Access Aisle” with arrows have been noted on the site plan. 
Depressed curbing shall be provided along the sidewalks at the discharge aisle meeting the 
minimum ADA slope requirements. Subsection §ZS 1-320(15)(b)(13) requires that all handicap 
parking be located within the front parking lot. Due to the design of the project with the main 
entrance on the easterly façade, a Design Guidelines waiver will be needed to this standard. 
 
LOADING SPACES: Two (2) loading spaces are required and have been provided in accordance 
with §ZS 1-321 along the northerly side of the building.  
 
TRAFFIC CIRCULATION: The site will be accessed via one (1) commercial entrance off of 
MD Route 589 (Racetrack Road) as part of a full movement signalized intersection. A commercial 
entrance permit will be required to be obtained from the State Highway Administration. Written 
confirmation that the entrance as shown on the plan meets the requirements of SHA shall be 
provided prior to signature approval being granted.  
 

*It should be noted that this entrance is being designed to share with an adjacent parcel  
(tax map 21, parcel 66B, to the north). 

 
For the pharmacy drive-thru, a minimum of three (3) stacking spaces are required and have been 
provided as measured from the order/ pick-up window. 
 
Interparcel connectors have been provided to the commercially zoned properties to the north and 
south of the subject property.  
 
PEDESTRIAN AND BICYCLE CONNECTIVITY: Per Section §ZS 1-320(16)(b)(2&3), a five 
foot (5’) wide sidewalk is required to be provided along Racetrack Road (MD Route 589) with 
landscaping and human scale lighting. A sidewalk in accordance with the provisions has been 
provided.   
 
The front parking lot and travelway will be lit with pole mounted light fixtures located just outside 
of the curbing (see next section for additional information).   
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LIGHTING: A lighting plan was provided at the Technical Review Committee level, but was not 
included in the Planning Commission submission. Parking lot lighting will consist of full cut-off 
pole mounted LED fixtures within the landscape islands. Pole heights vary between 15’ and 25.’ 
On building lighting is proposed to consist of full cut-off architectural sconces above the entrances/ 
exits. All lighting is listed as 4000K, consisting of natural white light.  
 
REFUSE REMOVAL: A dumpster pad has been provided to the rear of the building that will 
accommodate two (2) dumpster which are proposed to be screened on three (3) sides with a six 
foot (6’) tall chain-link fence with slats and double-leaf chain-link swing gates. Section 20 of the 
Design Guidelines and Standards for Commercial Uses requires that these types of service areas 
be incorporated into the overall design of the building. In addition, they should be constructed of 
the same material as the building itself. It is therefore recommended (but not required) that 
consideration be given to the design of the dumpster enclosure. 
 
LANDSCAPING: A landscape plan has been provided in accordance with §ZS 1-322 and Section 
17 of the Design Guidelines and Standards for Commercial Uses. The plantings will be maintained 
by an automatic irrigation system with rain sensor. Landscaping has been provided within the 
parking area that meets the code requirements for quantity and location. Section 16(b)(8) requires 
landscape foundation plantings to be a minimum of six feet (6’) wide along 50% of the façade with 
public entrances, and ten feet (10’) wide in along all other façades. The site plan illustrates six foot 
(6’) wide and nine foot (9’) wide foundation beds along the westerly façade and the easterly portion 
of the façade adjacent to the community space.  
 
Landscape screening is required where a commercial development adjoins Agricultural zoning (A-
2) or any Residential (R) zoning district. The property on the opposite side of MD Route 589 is 
zoned A-2, therefore a fifteen-foot wide landscape screen is required by the Zoning Code. In 
addition, this landscaped area shall be a total of thirty-five feet wide, with the remaining twenty 
feet consisting of buffer type plantings under the Design Guidelines and Standards for Commercial 
Uses. These requirements can be modified or waived by the Planning Commission where it is 
deemed that strict compliance would cause undue hardship on the applicant. 
 
*Waivers to some of the landscape provisions are being requested as outlined in the Planning 
Commission’s considerations on the following pages. 
   
In accordance with §ZS 1-322(g), a maintenance and replacement bond for required landscaping 
is mandatory for a period not to exceed two (2) years in an amount not to exceed one hundred and 
twenty-five percent (125%) of the installation cost. A landscape estimate from a nursery will be 
required to be provided at the time of permitting to accurately determine the bond amount. 
 
FOREST CONSERVATION LAW: This property is subject to the Forest Conservation Law. A 
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Forest Stand Delineation and Forest Conservation Plan have been approved. Confirmation of final 
approval shall be required from the Department of Environmental Programs prior to signature 
approval. 
 
STORMWATER MANAGEMENT/ SEDIMENT EROSION CONTROL: Written 
confirmation that final approval has been obtained will be required from the Department of 
Environmental Programs prior to signature approval. 
 
WATER SUPPLY AND WASTEWATER SERVICES: Written confirmation from the 
Department of Environmental Programs that the necessary approvals and quantity of EDUs must 
be obtained prior to granting signature approval. Also written confirmation from the Department 
of Public Works, Water and Wastewater Division that the appropriate utilities and easements are 
shown on the plan will need to be provided. 
 
ARCHITECTURAL JUSTIFICATION: The building elevations have been reviewed under the 
Design Guidelines and Standards for Commercial Uses. This project is located within an area 
designated as the Agricultural tradition based on staff policy. Within this section of the MD Route 
589 corridor, there is a mix of older single-family dwellings, as well as some commercial 
establishments. The majority of the commercial establishments were constructed prior to the 
implementation of the Design Guidelines and Standards for Commercial Uses, however 
developments such as Taylorville Center still have many of the architectural features that are 
common to the Agricultural architectural tradition, such as the sloped gable roof and earth tone 
siding. The addition to the Casino at Ocean Downs was constructed under the Agricultural 
tradition. 
 
The proposed building as designed is more consistent with the ‘Town Center’ architectural 
tradition with a flat roof, tall rectangular windows, and metal sidewalk awnings. The applicant is 
requesting a number of waivers to the building design as outlined in the Planning 
Commission considerations below.   
 
The items requiring a waiver from the Planning Commission have been itemized on the following 
pages under “Planning Commission Considerations.” The applicant is required to justify their 
waiver requests based upon the criteria outlined in Section 2(b) of the Design Guidelines and 
Standards. 
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RECOMMENDATION: The Planning Commission is encouraged to review the proposed 
site plan amendments, the applicant’s requests for Design Guidelines waivers and discuss 
as appropriate. If the Planning Commission is satisfied, it is recommended that it consider 
the following motion of approval: 
 
Upon due consideration of the site plan entitled ‘Site, Stormwater Management (SWM), 
Soil Erosion and Sediment Control (SESC) Plans – Atlantic General Medical Center, Ocean 
Pines consisting of sheets 1 through 12 and 12A prepared by J.W. Salm Engineering, Inc., 
dated February 10, 2021 and accompanying site elevations entitled ‘Sina Companies, LLC, 
Atlantic General, Parcel 66A, Tax Map 21, Route 589 – Race Track Road’ consisting of 
three (3) sheets, prepared by Array Architects dated February 17, 2021, the Planning 
Commission recommends approval with the waivers as requested.  
 
OWNER:  Silver Fox, LLC, 9919 Stephen Decatur Highway, Berlin, MD 21811 
 
DEVELOPER: Ocean Pines Medical Owners I, LLC, 5220 Hood Road, Suite 110, Palm Beach 
Gardens, FL 33418 
 
ENGINEER:  J.W. Salm Engineering, Inc., Post Office Box 397, Berlin, MD 21811 
 
SURVEYOR: Frank G. Lynch, Jr. & Associates, Inc., 10535 Racetrack Road, Berlin, MD 21811 
 
ARCHITECT: Array Architects, 1 West Elm Street, Suite 400, Conshohocken, PA 19428 
 
PREPARED BY:  Stuart White, DRP Specialist 
 
Attachments: 

1. February 10, 2021 Site Plans 
2. February 17, 2021 Site Elevations 
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PLANNING COMMISSION CONSIDERATIONS 
 
Note: The following waiver requests in general were previously granted at the May 2, 2019 
Planning Commission meeting. As part of the amended site plan review, the Planning 
Commission will need to reapprove any waiver requests for the application, as some design 
changes have been proposed.  
 
1. Section 15(b)(13) requires that all handicap parking be located within the front parking lot 

(between the front property line and the westerly façade of the building). The main entrance is 
located on the easterly façade interior to the project, and therefore a large number of the 
handicap accessible spaces are required to be located along this façade. Justifiably, a waiver 
will be needed to this standard. 

2. Landscape screening is required where a commercial development adjoins an Agricultural (A-
2) or Residential (R) Zoning District. The property on the opposite side of MD Route 589 is 
zoned A-2, therefore a fifteen foot wide landscape screen is required by the Zoning Code. In 
addition, this landscaped area shall be a total of thirty-five feet wide, with the remaining twenty 
feet consisting of buffer type plantings under the Design Guidelines and Standards for 
Commercial Uses. Section 17(b)(6) requires that all perimeter property lines, curbs, etc. shall 
have a landscape buffer a minimum of six feet (6’) in width. The Zoning Code requirements 
can be modified or waived by the Planning Commission where it is deemed that strict 
compliance would cause undue hardship on the applicant. 

3. Per Section 16(b)(2) and (b)(3), a five foot (5’) wide sidewalk is required to be provided along 
the front yard setback of Racetrack Road (MD Route 589), with landscaping and human scale 
lighting. The sidewalk and lighting have been provided. The front parking lot and travelway 
will be lit with pole mounted light fixtures located just outside of the curbing. 

4. Section 16(b)(8) requires landscape foundation plantings to be a minimum of six feet (6’) in 
width along 50% of the façade with public entrances, and ten feet wide in along all other 
façades. The site plan illustrates six foot (6’) wide and nine foot (9’) wide foundation beds 
along the westerly façade and the easterly portion of the façade adjacent to the community 
space. The Planning Commission is encouraged to take note that the building schematics 
landscaping does not reflect the official landscape plan. 

5. Section 19 addresses the requirements for community spaces. For a development of this size, 
with more than one (1) customer entrance, an additional community space would be required.  
The main community space is located at the end of the easterly side of the building, and consists 
of 1,908 square feet of paver patio area with the required seating. An additional paver patio 
area has been provided along the westerly façade near the ‘Immedicare’ entrance consisting of 
approximately 266 square feet in area without the required seating. The minimum square 
footage required for this space is 500 square feet and must include a bench at a minimum, 
unless waivers are granted. 

6. As stated in the staff report above, the building design is more consistent with the ‘Town 
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Center’ tradition than with the ‘Agricultural’ tradition.  Some façade and public space revisions 
have been made since the May 2, 2019 Planning Commission Meeting to bring the project into 
closer compliance with Worcester County Design Guidelines and Standards.  Several waivers 
will be needed based on the current design of the building as outlined below:  
a. Visually, the building is large in scale. The building is required to be broken into distinct 

modules that should be made to appear as either individual buildings or as additions to the 
primary structure [Section 7(b)(1) & (b)(3); Section 10(b)(1)D.]. The western façade has 
two (2) modules that break up the façade width. In addition to the modules, the building 
should have a base, body and cap. A base, body, and cap design has been incorporated into 
the design.  Finally, building recesses and projections are required that would break up the 
scale of the building along the public façades [Section 10(b)(1)B & C]. Items requiring a 
waiver are identified in bold within the chart: 

 

Façade Recess/Projection Depth 
Required vs. Provided 

Recess/Projection Length 
Required vs. Provided 

West Façade (facing MD Route 
589), Module 1 (121.33’) 3.6’ / 4’ 24.26’ / 28’ 

West Façade, Module 2 (192’) 5.76’ / 12’ 38.4’ / 0’ 
East Façade (main entrance, 

internal), no modules provided 6.8’ / 6’ 43.87’ / 18’ 

North Façade (service façade), no 
modules provided 0’ 0’ 

 
b. Within the design itself, the building materials to be used will need to be identified per 

Section 9, and the colors per Section 12, to include the wall in the service area/ loading 
area. Section 10(b)(1)E requires two (2) continuous details of twelve inches (12”) or less 
in height provided within the first ten feet of the building wall. 

c. Since this project is located in the ‘Agricultural’ tradition, a waiver is required in order to 
provide a flat roof/ appearance of a flat roof in general (Section 8(b)(4)). In addition, the 
drive-thru canopy at the pharmacy is required to have a minimum pitch of 4:12 (Section 
8(b)(8)). The main roof is required to have two (2) architectural features as specified in 
Section 8(b)(2) of which none have been provided. With respect to the parapet wall, the 
average height of the parapet shall not exceed 15% of the height of the wall (equivalent to 
two and one-tenth feet (2.1’)).  

d. Any public façade is required to incorporate transparent features over a minimum of 25% 
and a maximum of 40% of the façade (such as windows and doors). Waivers are required 
to the three (3) public facades as follows: 

 
West Façade (facing MD Route 589) 19.8% 
East Façade (main entrance, internal) 13.7% 
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North Façade (service façade) 19.3% 
 

e. A dumpster pad has been provided to the rear of the building that will accommodate two 
(2) dumpsters. They are to be screened on three (3) sides with six foot (6’) tall chain-link 
fence with slats and double-leaf chain-link swing gates. Section 20 of the Design 
Guidelines and Standards for Commercial Uses requires that these types of service areas 
be incorporated into the overall design of the building. In addition, they should be 
constructed of the same material as the building itself.  It is therefore recommended (but 
not required) that consideration be given to the design of the dumpster enclosure. 
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 III. §ZS 1-325 Site Plan Review – Atlantic General Hospital Medical Center  
 
As the next item of business, the Planning Commission reviewed a site plan for the proposed 
construction of a 99,912 square foot medical office building, located on the east side of MD Route 589 
(Racetrack Road), north of Adkins Spur Road, Tax Map 21, Parcel 66A, Tax District 3, C-2 General 
Commercial District. Mr. Knerr recused himself from the review of this project. Present for the review 
were Hugh Cropper, IV, Esquire, John Salm, engineer, and Kent Doss, architect. Mr. Cropper 
explained that the developer of the property was Sina Companies, who primarily develop medical 
offices around the country. The current proposal is a design, build and lease agreement with Atlantic 
General Hospital (AGH). The goal for AGH is to consolidate their various doctors and services into 
one central location. AGH is moving in the direction of providing more outpatient services, such as 
the ambulatory surgery center that will be located in this building. Mr. Cropper stated that they have 
attempted to design the building to comply with the Design Guidelines and Standards for Commercial 
Uses as much as possible, but due to their needs for certain uses and interior layouts, certain aspects of 
the building façade will need waivers. This includes features such as transparency and 
recesses/projections.  
 
Mr. Salm went through the Planning Commission Considerations individually, and noted where and 
why they needed particular waivers. Certain features were added to eliminate the need for waivers, 
such as human scale lighting along the front property line sidewalk; expanding foundation planting 
beds to the minimum required widths; adding a brick band at the base of the building to clearly define 
the base, as well as provide the human scale detailing required by the Design Guidelines and Standards; 
adding a three dimensional cornice feature to the main parapet; and modifying the dumpster enclosure 
to more closely reflect the architectural design of the building, rather than a chainlink fence with slats.  
 
The Planning Commission then went through each of the considerations. The only change requested 
was to the large parapet that was designed to screen the rooftop mechanical equipment. They requested 
that it be designed so that it provides the appearance of wood siding, with modulations more in keeping 
with the Eastern Shore vernacular, not a tacked-on feature. They requested staff to review and approve 
the new design as part of the approval process. The applicants agreed to do so.  
 
Following the discussion, a motion was made by Ms. Ott, seconded by Mr. Barbierri, and carried 
unanimously to approve the site plan subject to the following conditions/ waivers:   
 

1. A waiver to Item 1;  
2. A waiver to Item 2;  
3. A waiver to Item 3 with respect to the landscaping along the front property line sidewalk and the 

provision for providing a sidewalk within Lots B, C and D to the rear of the development;  
4. A waiver to Item 4 with respect to providing foundation beds along the easterly façade near the 

handicap parking area and on the southerly façade along the portion of the building not providing 
the covered entrance feature, as well as along the northerly (service) façade;  

5. A waiver to Item 6 with respect to the location of the community space that was provided (not 
in the area of highest pedestrian traffic), and a waiver to the requirement for a second community 
space in the front near the Immedicare entrance;  

6. A waiver to Item 7a;  
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7. A waiver to Item 7c, with the exception of the large mechanical screening parapet, and the 
applicants’ proffer of a three dimensional cornice feature on the main parapet. This parapet shall 
be designed to look like wood siding, and be modulated. Approval of the parapet wall will be by 
the staff;  

8. A waiver to Item 7d;  
9. A waiver to Item 7e with respect to the location of the dumpster pad area to be separated from 

the building;  
 10. As a condition of approval, the applicant must all necessary approvals associated with the 

water and sewer service.  
 
Mr. Knerr returned for the review of the next agenda item.  
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IV. §ZS 1-325 Site Plan Review – Atlantic General Hospital Medical Center Revision 
 
As the next item of business, the Planning Commission reviewed a revised site plan for the 
proposed construction of a 99,912 square foot medical office building, located on the east side of 
MD Route 589 (Racetrack Road), north of Adkins Spur Road, Tax Map 21, Parcel 66A, Tax 
District 3, C-2 General Commercial District. Mr. Knerr recused himself from the review of this 
project. Present for the review were Hugh Cropper, IV, Esquire, John Salm, engineer, and Wayne 
Yetman, Sina Companies.  Mr. Cropper explained that they had decided to flip the building in 
order to create a holistic design with the northerly parcel, and that they made some minor 
architectural adjustments to comply with the Planning Commission requirements from the last 
meeting.  Mr. Salm stated that they were able to secure an assisted living facility proposal for the 
northerly parcel. He noted that they were providing extensive landscaping in areas that they didn’t 
previously before.  
 
Mr. Diffendal asked why they couldn’t provide landscaping along MD Route 589 (Racetrack 
Road); Mr. Cropper claimed that they were off-setting the landscaping with screening in the rear; 
all parking and landscape areas were to be associated with stormwater management facilities. 
 
The applicants discussed widening the landscape island at the southwest corner of the building and 
adding landscaping with a tree, as well as adding shrubs at the main entrance at the northwesterly 
corner of the property line.  
 
Following the discussion, a motion was made by Ms. Ott, seconded by Mr. Barbierri, and carried 
unanimously to approve the site plan revision subject to carrying forth the conditions/ waivers 
granted at the February 7, 2019 meeting, and the following additional conditions/ waivers: 
 

1. The Planning Commission granted a waiver to the requirement for landscaping within the 
front yard setback along MD Route 589 (Racetrack Road), provided the applicant include 
shrubs within the northwesterly landscape area between the northerly property line and the 
travelway, and expand the landscape island, adding plant material, at the southwesterly 
corner of the building; 

2. All other conditions of approval were carried forth from the original approval granted on 
February 7, 2019, as outlined in the letter dated February 8, 2019; 

 
Mr. Knerr returned for the review of the next agenda item. 
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