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Planning Commission Agenda 

 

Worcester County Government Center 
One West Market St., Room 1102 

Snow Hill, Maryland 21863 
 

The public is invited to view this meeting live: https://worcestercountymd.swagit.com/live 
 

Due to recent email scams by an individual impersonating a County employee alleging that 
unanticipated fees are owed, please know that Development Review and Permitting (DRP) 
will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 
 

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

 
II. Administrative Matters  

A. Planning Commission Meeting Minutes – November 6, 2025 
B. Board of Zoning Appeals Agenda – December 11, 2025 
C. Technical Review Committee Agenda – December 12, 2025 

 
III. Site Plan Review 

A. Coastal Community Church – Major Site Plan Review 
B. Racetrack Village Residential Planned Community – Step I Concept Plan 
 

IV. Map Amendment 
A. Rezoning Case No. 452 – 1.66 acres from A-2 Agricultural District to C-2 General 

Commercial District. Located between MD Route 611 (Stephen Decatur Highway) and 
Sinepuxent Road, Ocean City, MD across from Airport Road. Tax Map 26, Parcel 340, 
Tax District 10. KASA Holdings, LLC, Property Owner, and Hugh Cropper IV, 
attorney. 

 
V. Adjournment  

https://worcestercountymd.swagit.com/live
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Meeting Date: November 6, 2025 
Time: 1:00 P.M. 
Location: Worcester County Government Office Building, Room 1102  
 
  Attendance: 
Planning Commission   
Jerry Barbierri, Chair 
Marlene Ott 
Kathy Drew 
Mary Knight 
Ken Church 
Betty Smith 
 

Staff 
Jennifer Keener, Director, DRP 
Matt Laick, Deputy Director, DRP 
Kristen Tremblay, Zoning Administrator, DRP 
Ben Zito, DRP Specialist, DRP 
Roscoe Leslie, County Attorney, Administration 
 

I. Call to Order 
 

II. Administrative Matters 
 

A. Review and approval of minutes, October 2, 2025. 
As the first item of business, the Planning Commission reviewed the minutes of the October 
2, 2025, meeting. 
 
Following the review, a motion was made by Ms. Ott to approve the minutes as written. 
Ms. Knight seconded the motion, and the motion carried unanimously. 

 
B. Board of Appeals Agenda, November 13, 2025. 

As the next item of business, the Planning Commission reviewed the agenda for the Board of 
Zoning Appeals meeting scheduled for November 13, 2025. Mrs. Keener and Mrs. Tremblay 
were present for the review to answer questions and address concerns of the Planning 
Commission. 
 
No comments were forwarded to the Board. 

 
C. Technical Review Committee Agenda, November 12, 2025. 

As the next item of business, the Planning Commission reviewed the agenda for the Technical 
Review Committee meeting scheduled for November 12, 2025. 
 
No comments were forwarded to the Committee. 

 
III. Text Amendment:  § ZS 1-320(b)(2) – Off-street parking – Clearance Height  

As the next item of business, the Planning Commission reviewed a Text Amendment to § ZS 
1-320(b)(2) of the County Code.  
 
Mrs. Keener approached the table to present the text amendment. The proposed text 
amendment sets a minimum clear height of seven feet for covered or enclosed structures when 
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associated with required residential off-street parking for two-family, multi-family, and 
townhouse dwelling units. 
 
Following a brief discussion, Ms. Knight made a motion for the Planning Commission to 
make a favorable recommendation for the proposed text amendment as presented. Mr. 
Church seconded the motion, and the motion carried unanimously. 

 
IV. Adjourn 

 
On a motion made by Ms. Knight and seconded by Ms. Ott, the Planning Commission 
adjourned. 

 
 
__________________________________________ 
Mary Knight, Secretary 
 
__________________________________________ 
Ben Zito, DRP Specialist      



 

 

NOTICE OF PUBLIC HEARING 

WORCESTER COUNTY 

BOARD OF ZONING APPEALS 

AGENDA  
 

THURSDAY DECEMBER 11, 2025 
 

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. Audio and video recording will take place during this public hearing. 
 

The public is invited to view this meeting live online at - https://worcestercountymd.swagit.com/live 
 

 

6:30 p.m. 
 

Case No. 25-64, on the lands of Selbyville Elks Home Inc., on the application of Bill Ireland, requesting a 

modification to an existing special exception and a variance to the front yard setback from 90 feet to 60 feet 

(to encroach 30 feet) for a proposed handicapped ramp with a landing in the A-1 Agricultural District, 

pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-122(f), ZS 1-201(c)(21) and ZS 1-305, located at 13324 

Worcester Highway, Tax Map 3, Parcel 22, Tax District 5, Worcester County, Maryland. 
 

6:35 p.m. 
 

Case No. 25-65, on the lands of Scott and Emily Gelman, on the application of Mark Spencer Cropper, 

requesting a variance to the Atlantic Coastal Bays Critical Area regulations to exceed the allowable 100 

foot tidal wetland crossing by 95 feet for a proposed 3 foot by 195 foot walkway over tidal wetlands 

pursuant to Zoning Code §§ ZS 1-116(m)(1) and Natural Resources Code §§ NR 3-125(b)(1), located at 

11919 Cedar Creek Road, Tax Map 15, Parcel 252, Lot 10, Tax District 3, Worcester County, Maryland. 
 

6:40 p.m. 
 

Case No. 25-66, on the lands of RCL Investments LLC and Top View LLC, on the application of Mark 

Spencer Cropper, requesting a variance to the front yard setback from 30 feet to 14.5 feet (to encroach 15.5 

feet) and a variance to reduce the Atlantic Coastal Bays Critical Area buffer from 50 feet to 1 foot (to 

encroach 49 feet) for a proposed residence with a deck in the R-2 Suburban Residential District, pursuant 

to Zoning Code §§ ZS 1-116(c)(4), ZS 1-116(m)(1), ZS 1-206(b)(2) and ZS 1-305 and Natural Resources 

Code §§ NR 3-104(d)(4) and NR 3-111, located on Riggin Ridge Road approximately 570 feet east of Golf 

Course Road, Tax Map 27, Parcel 570, Block 2, Lot 15, Tax District 10, Worcester County, Maryland. 

 
 

 

 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) will 

never require payment by wire transfer. If you receive such an email or call, contact DRP directly 

at 410-632-1200, and staff will be glad to assist you. 

 

 

https://worcestercountymd.swagit.com/live


WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 
AGENDA 

 
Wednesday, December 10, 2025 at 1:00 p.m. 

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

 
Due to recent email scams by an individual impersonating a County employee alleging that 
unanticipated fees are owed, please know that Development Review and Permitting (DRP) 
will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 
 

I. Call to Order 
 

II. Site Plan Review (§ ZS 1-325) 
 

A. Chaberton Solar Stillpond LLC – Major Site Plan Review 
Major solar energy system. Located at 10046 Peerless Road, Bishopville, MD 21813. Tax 
District 3, Tax Map 15, Parcel 254, A-2 Agricultural District. Ki Suk Kim, owner / 
Chaberton  Energy, applicant / LaBella, engineer/surveyor. 

 
B. Bishopville Volunteer Fire Department – Major Site Plan Review 

Proposed site development for Bishopville Volunteer Fire Department. Development 
includes proposed 12,518 square foot building and parking spaces. Located at 10709 
Bishopville Road, Bishopville, MD 21813. Tax District 5, Tax Map 9, Parcel 214 & 216, 
V-1 Village District. Bishopville Volunteer Fire Department, Inc., owner / Davis, Bowen, 
& Friedel, Inc., engineer/surveyor. 

 
C. RLG – Major Site Plan Review 

Proposed construction of a new 13,600 sq. ft. boat construction building, create 
contractor storage and material laydown areas and construct the associated support 
infrastructure of roads, well, septic, drainage and stormwater management components. 
Located at 13053 Old Stage Road, Tax Map 9, Parcel 59, Tax District 5, I-1 Light 
Industrial District. RLG Property, LLC, owner / Vista Design Inc., 
applicant/surveyor/engineer. 

 
III. Adjourn 
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WORCESTER COUNTY PLANNING COMMISSION 
 
Due to recent email scams by an individual impersonating a County employee alleging that 
unanticipated fees are owed, please know that Development Review and Permitting (DRP) 
will never require payment by wire transfer. If you receive such an email or call, contact 
DRP directly at 410-632-1200, and staff will be glad to assist you. 
 
MEETING DATE: December 4, 2025 
 
PURPOSE: Coastal Community Church - Major Site Plan Review 
 
DEVELOPMENT: Proposed expansion of Coastal Community Church. Development includes 
proposed 23,000 square-foot sanctuary building, parking spaces, and pickleball courts. 
 
LOCATION: Located at 10900 Ocean Gateway, Berlin, MD 21811. Tax Map 26, Parcel 461, 
Tax District 3. 
 
ZONING DESIGNATION: C-2 General Commercial District. 
 
BACKGROUND: The Coastal Community Church is proposing to construct a new sanctuary 
building, parking spaces, and pickleball courts.  
 
The existing sanctuary and parking spaces were built in 2018. The existing sanctuary would be 
repurposed as a multi-purpose room and will house youth ministry and other assembly uses. 
 
SIGNS: A monument sign is proposed near Ocean Gateway on an adjacent parcel currently 
owned by John Jarvis of Atlantic Aquatech with permission. 
 
TRAFFIC CIRCULATION AND PARKING: The site will be accessed via an existing travel 
lane from Ocean Gateway. Per §ZS 1-320, a minimum of 307 parking spaces are required, and 
307 parking spaces are provided. 
 
Parking spaces shall be demarcated with painted stripes and parking bumpers where shown.  
Handicap accessible parking spaces have been provided as required under the Maryland 
Accessibility Code. 
 
§ZS 1-320(f)(1) requires all parking areas and vehicular travelways to be constructed of 
materials that provide a hard and durable surface that precludes or limits particulate air pollution. 
A waiver to this code requirement is being requested. 
 
LOADING SPACES: No loading spaces are proposed and none are required. 
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PEDESTRIAN AND BICYCLE CONNECTIVITY: §ZS 1-320 requires four (4) bicycle racks 
to be installed on the property, and four (4) are proposed to be installed. 
 
REFUSE REMOVAL: No dumpsters are proposed. The applicants will need to provide more 
information regarding refuse removal. 
 
LANDSCAPING: A landscape plan has been provided in accordance with §ZS 1-322. A 
complete and automated landscape irrigation system including rain sensors is proposed. 
 
FOREST CONSERVATION LAW: This project is not required to comply with Forest 
Conservation Law. The property is located within the landward limits of the Atlantic Coastal 
Bays Critical Area is therefore exempt from the Forest Conservation Act. 
 
STORMWATER MANAGEMENT/ SEDIMENT EROSION CONTROL: This project has 
obtained Stormwater Concept Plan approval.   
 
CRITICAL AREA LAW: This property is located within the Atlantic Coastal Bays Critical 
Area (ACBCA) program boundary and is designated as Intensely Developed Area (IDA). 
 
Staff will require written confirmation from the Natural Resources Division of Department of 
Environmental Programs that their requirements have been met prior to signature approval. 
 
WATER SUPPLY AND WASTEWATER SERVICES: This property is served by public 
water and sewer. Staff will require written confirmation from the Department of Environmental 
Programs that their requirements have been met prior to signature approval. 
 
ARCHITECTURAL JUSTIFICATION: This development is located within the Agricultural-
Seaside Blend tradition. The building elevations have been reviewed under the Design 
Guidelines and Standards for Commercial Uses. 
 
The Planning Commission is empowered to grant waivers to the mandatory standards where it 
finds that the proposed alternative building or site design features generally achieve the overall 
objectives of the guidelines and standards that apply to the waiver being requested. In reviewing 
waiver requests, the Planning Commission shall focus on the issues in a collective fashion as 
they apply to a particular facet of a project and not on each individual item in and of itself. The 
objective is to appreciate that in building or site design the total can truly be greater than the 
value of each component individually. Substantive building or site features which are provided 
beyond those required either by the terms of the Zoning and Subdivision Control Article or this 
document shall weigh heavily in evaluation of waiver requests. 
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The items requiring a waiver from the Planning Commission have been itemized below under 
“Planning Commission Considerations.” The applicant is required to justify their waiver request 
based upon the criteria outlined in Section 2(b) of the Design Guidelines and Standards. 
 
PROPERTY OWNER: Ocean City Worship Center 
 
APPLICANT: Ocean City Worship Center & Beacon Engineering, LLC 
 
LAND PLANNER: Beacon Engineering, LLC 
 
PREPARED BY: Ben Zito, DRP Specialist  
 

WAIVERS REQUESTED 
 

1) According to §ZS 1-320(f)(1), all parking areas and vehicular travelways shall be 
constructed of materials that provide a hard and durable surface that precludes or limits 
particulate air pollution.  

 
A waiver to this code requirement is being requested. 
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PLANNING COMMISSION CONSIDERATIONS – DESIGN GUIDELINES 
 

Design Guidelines: Waivers Requested 
 

Sec 8(b)(1), 8(b)(2) Roofs 
Sec 10(b)(1)C Public Facades 
Sec 16(b)(8) Pedestrian and Bicycle Circulation 
Sec 19(b)(1), 19(b)(2) Community Features & Spaces 

 
Section 8: Roofs 
 
Section 8(b)(1): Roofs shall use simple forms, such as gable, hip and shed types, and traditional 
roof pitches of four in twelve to twelve in twelve 
 
Section 8(b)(2): Must have two or more of the following: 

 
A. Sloped roofs that do not exceed the average height of the supporting walls, with an 

average slope of six in twelve or higher up to a twelve in twelve pitch. 
B. Overhanging eaves, extending past the supporting walls no less than sixteen inches for 

buildings two stories or less and twenty-four inches for buildings greater than two stories. 
C. Dormers. 
D. Three or more roof slope planes. 

 
Section 10: Public Facades 
 
Section 10(b)(1)(C): Facades greater than sixty feet in width shall be provided with wall plane 
projections or recesses that:  

1. Have a depth of at least two feet or three percent of the facade width, whichever is 
greater; and  
2. Extend at least twelve feet or twenty percent of the facade width, whichever is greater. 

 
Section 16: Pedestrian and Bicycle Circulation 
 
Section 16(b)(8) Seating areas for pedestrians shall be provided near the entry and under 
protective coverings. Seating should be provided at least every one hundred feet of sidewalk 
along building facades having customer entrances. 
 
Section 19: Community Features and Spaces 
 
Section 19(b)(1): Each commercial structure shall contribute to the improvement of public 
spaces by providing a community space that is centrally located, connected to the pedestrian 
walkway and placed in areas with the highest pedestrian traffic. It should be constructed of 
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materials that are similar to the principal materials of the building and landscaped compatibly. 
This community space shall provide seating and at least one of the following: 

A. Patio.  
B. Pedestrian plaza.  
C. Transportation center.  
D. Window shopping walkway. 
E. Outdoor playground area.  
F. Kiosk area.  
G. Water feature.  
H. Clock tower.  
I. Other such deliberately shaped area or focal feature or amenity that, in the judgment of the 
Planning Commission, adequately enhances such community and public spaces. 

 
Section 19(b)(2): Required community spaces shall be at least eight hundred square feet in size 
with no side less than twelve feet long. 
 



 
DEPARTMENT OF  

DEVELOPMENT REVIEW AND PERMITTING 
Worcester County 

GOVERNMENT CENTER 
ONE WEST MARKET STREET, ROOM 1201 

SNOW HILL, MARYLAND 21863 
TEL:410.632.1200 / FAX: 410.632.3008 

 http://www.co.worcester.md.us/departments/drp 

Citizens and Government Working Together 

ZONING DIVISION 
BUILDING DIVISION 
BOARD OF LICENSE 
COMMISSIONERS 
 

ADMINISTRATIVE DIVISION 
CUSTOMER SERVICE DIVISION 

TECHNICAL SERVICES DIVISION 
 
 

November 20, 2025 
 
Beacon Engineering, LLC 
23318 Cedar Lane  
Georgetown, DE 19947 
 
Re: Coastal Community Church Major Site Plan Review 
 
Dear Applicant: 
 
This is to advise you that the Department has completed a review of the site plan dated October 5, 2025 
associated with the above-referenced project. The plan has been reviewed in accordance with the 
pertinent sections of the Worcester County Zoning and Subdivision Control Article and the Design 
Guidelines and Standards for Commercial Uses. The following requirements have yet to be addressed: 
 
GENERAL: 

1. One (1) additional ADA space will be required for the parking area near the proposed pickleball 
courts. 

2. One (1) additional ADA space, with an accessible path, must be provided for the proposed 20’ x 
40’ stage area if special events are to be held. 

3. Please specify the height at maturity for the proposed landscaping. 
 
A copy of the Staff Report associated with this project is attached for your reference. Please do not 
hesitate to contact me at 410-632-1200 ext. 1131 with any questions or comments you may have 
concerning this matter. 

Yours, 

 
Kristen M. Tremblay, AICP 

Zoning Administrator 

http://www.co.worcester.md.us/departments/drp


 

 

23318 Cedar Lane · Georgetown, DE 19947 · 302.864.8825 

info@beaconengineeringllc.com 

 

 

 

 

November 13, 2025 

 

 

Worcester County 

Department of Development Review and Permitting 

One West Market Street, Room 1201 

Snow Hill, Maryland 21863 

 

Attn: Mr. Ben Zito, DRP Specialist 

 

Re: Major Site Plan Review 

TRC Review Comments – Response Letter 

 Coastal Community Church 

 Tax Map 26 Parcel 461 

Newport Bay Watershed 

Worcester County, Maryland 

 Project No. REG02-12 

   

Dear Mr. Zito: 

 

In response to your review comments letter, dated November 12, 2025, enclosed, please find a 

revised site plan that addresses all comments offered by the TRC Staff that responded to your 

request for review.  The following narrative represents our responses in the same order as 

presented in your letter: 

 

General: All comments in the staff report and the Comment Packet that require no comment are 

incorporated by reference and acknowledged by the Design Team. 

 

TRC Staff Report – Project Specific Comments 

 

1. Comment:  Please provide colored building elevations for the Planning Commission 

review. 

Response:  Acknowledged & addressed.  Color Building elevations are included in this 

submittal. 

 

2. Comment:  Sheet T1.1: Please revise note 2 to ensure that construction stakeout work is 

performed by a Maryland-licensed surveyor. 

Response:  Acknowledged & addressed.  Note 2 has been revised. 

 

3. Comment:  Sheet T1.1: Please remove note 15 regarding Delaware construction 

regulations.  

Response:  Acknowledged & addressed.  

  

Ben Zito
Rectangle
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4. Comment:  Sheet T1.1: Please remove note 16 regarding City of Dover sign regulations. 

Response:  Acknowledged & addressed.  

  

5. Comment:  Sheet T1.1: Please revise the deed reference to 7574/493. 

Response:  Acknowledged & addressed.  The deed reference has been revised in the site 

data column.  

 

6. Comment:  Sheet SP1.0 through SP1.2: Please clarify the proposed paving material in the 

Legend. 

Response:  Acknowledged & addressed.  The asphalt paving has been identified per your 

email. 

 

7. Comment:  Sheet SP1.0 & SP1.2: Please provide details on the intended use for the 

proposed 20’ x 40’ stage (item 29). 

Response:  Acknowledged.  The stage will be used 4 – 6 times per year for outdoor 

services and youth events limited to the congregation only.  The stage is not “for rent”.   

 

8. Comment:  Please clarify if an ADA space is proposed at the rear of the structure. Multiple 

sheets show an access isle but no ADA space. 

Response:  Acknowledged & addressed.  No ADA spaces are proposed behind the building.  

This access isle is proposed for loading for events. 

 

9. Comment:  Sheet SP1.0 through SP1.2: All parking areas and vehicular travelways shall be 

constructed of materials that provide a hard and durable surface that precludes or limits 

particulate air pollution. Concrete, asphalt, tar and chip, brick, and interlocking paving 

blocks or stones, including those semi-pervious systems that retain space for vegetation, 

are acceptable paving materials. Other paving materials and systems, including gravel, 

stone, stone dust and crushed oyster or clam shells may be permitted by the Planning 

Commission where these parking areas are supplied and maintained with a binding agent 

to stabilize the surface and prevent dust. All parking spaces and associated vehicular 

travelways provided above the minimum parking requirements established herein shall be 

constructed with a pervious paving system with not less than a twelve-percent void rate as 

certified by a licensed design professional and approved by the Department. §ZS1-

320(f)(1).  https://ecode360.com/14021049. Please indicate if a waiver for this will need to 

be requested of the Planning Commission. 

Response:  Acknowledged & addressed.  Though the intent is to ultimately pave the gravel 

surfaces proposed in this phase, the Church is evaluating the cost of binder application and 

maintenance or the use of a small, washed stone to top dress the crusher run as a means 

to mitigate dust creation until the parking area can be paved.  The intent of the gravel 

parking lot was to reduce costs in this phase and pave the lot when funds are raised to 

complete that work.  At this time, it is our intent to seek a waiver from the Planning 

Commission to permit a parking area with a gravel surface.  Note that no more than the 

minimum Code required parking is proposed. 
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10. Comment:  Please include the light poles shown on the landscaping plan within the Plan 

Notes on Sheets SP1.0 and SP1.1. 

Response:  Acknowledged & addressed.  The light poles have been labeled in the plan and 

plan notes. 

 

11. Comment:  Please clarify if there will be any on-building lighting. 

Response:  Acknowledged & addressed.  On building lights have been shown and 

identified on the site plan. 

 

12. Comment:  Please specify details on the landscape maintenance. Each landscaped area 

must be readily accessible to a water supply. Unless xeriscaping plant material and 

technologies are employed, all landscaped areas shall provide an automatic irrigation 

systems with rain sensors. Drip irrigation systems are preferred. If an automatic system is 

not feasible, the Planning Commission at its discretion may approve an alternate watering 

system to maintain the plant material. §ZS1-322(b)(7). https://ecode360.com/14021089. 

Response:  Acknowledged & addressed.  The irrigation system will be expanded to provide 

adequate water as needed to the turf between the current building and the front entrance 

of the new building, as well as to the planting beds associated with this phase of 

construction. 

 

13. Comment:  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 for a nursery will 

be required to be provided at permit stage to accurately determine the bond amount. 

§ZS1-322(g). https://ecode360.com/14021139. 

Response:  Acknowledged.  We have advised the Ownership of this requirement.   

 

14. Comment:  Sheet CD1.1: A monument sign is detailed. Please clarify where this sign will 

be or has been constructed. A separate sign permit will be needed for this sign. 

Response:  Acknowledged & addressed.  This Detail has been removed from the plans.  

The sign was constructed in phase 1.  No sign will be constructed in this phase. 

 

15. Comment:  Sheet CD1.1: A chain link privacy fence and bollards are detailed. Please clarify 

where these details will be constructed on the site plan. 

Response:  Acknowledged & addressed.  These details have been removed from the plan 

set.  The fence and bollards were intended for the dumpster enclosure.  The existing 

dumpster enclosure is not being modified in this phase. 

 

16. Comment:  Sheet CD1.1: Please note on the site plan that the parking concrete wheelstops 

will be at least five inches high and five inches wide. §ZS1-320(f)(5).  

https://ecode360.com/14021053. 

Response:  Acknowledged & addressed.  The wheel stop dimensions have been added to 

the plan notes and the detail for clarity. 
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17. Comment:  Please provide two (2) additional bicycle racks. 1 bicycle rack per 100 motor 

vehicles or portion thereof is needed. §ZS1-320(a). https://ecode360.com/1402103 

Response:  Acknowledged & addressed.  Two additional bike racks have been added to the 

plan. 

 

Comment Packet – Environmental Programs Comments 

 

Please note that the requested $150 fee was paid by check 30601 and was dated 9/15/25.  A copy 

of this check is enclosed with this submission. 

 

Comment Packet – Fire Marshal – Specific Comments  

 

1. Comment:  The proposed sanctuary expansion shall be protected by an automatic 

sprinkler and fire alarm system. Plans shall be submitted and approved by this office prior 

to the installation of such systems. 

Response:  Acknowledged.  Architectural plans will be submitted under separate cover for 

review prior to the request for a building permit. 

 

2. Comment:  Adequate access and turnaround for emergency equipment shall be provided 

at the pickleball courts. 

Response:  Acknowledged & addressed.  Room for a turnaround has been added to the 

accessway at the pickleball court.  Please see the fire access turnaround detail on sheet 

CD1.1.  

 

3. Comment:  Marking of fire lane access roads shall be required for this project and leading 

to the pickleball courts. 

Response:  Acknowledged & addressed.  Per your email, “No Parking Fire Lane” signs 

have been shown every 150’ along the access road to the pickleball court in both 

directions of travel. 

 

4. Comment:  A complete set of building plans shall be submitted and approved prior to the 

start of construction. 

Response:  Acknowledged.  Building plans will be submitted for your review during the 

building permit review process. 

   

Respectfully Submitted, 

 

 

 

Robert J. Palmer, P.E. 

President | Senior Engineer 

 

RJP/bas 

Enclosures 

CC: Pastor Pugner via SharePoint 

https://ecode360.com/1402103
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TECHNICAL REVIEW COMMITTEE 
 
 

REPORT 
 
 
 
 
 
 
 
 

RACETRACK VILLAGE 
 

RESIDENTIAL PLANNED COMMUNITY 
 
 
 

STEP I 
 
 
 
 
 
 
 
 
 
 
 

November 24, 2025 
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GENERAL INFORMATION: 
 
Date of TRC Review: November 12, 2025 
 
Approval requested: Step I Residential Planned Community – Establishment of the 
RPC Floating Zone – Racetrack Village 
 
Project Description: Proposed construction of a 137 multi-family development with a 
commercial/retail component. Per §ZS1-315(2)(A), a maximum of twenty percent of the 
total gross lot area can be devoted to commercial uses. 
 
Location: Tax Map 21, Parcel 66, Lot 1, Tax District 3, R-3 Multi-family Residential 
Distrct 
  
Owner:  Maryland Medical Owners III, LLC 
   5220 Hood Road, Suite 110 
   Palm Beach Gardens, FL 33418 
 
Land Planner: Vista Design, Inc. 
   11634 Worcester Highway 
   Showell, MD 21862 
 
Existing Conditions: The majority of the 22.86-acre is either wooded or cleared, with 
4.91 acres of Forest Conservation easement in the rear of the property adjacent to the 
Ocean Pines Community. 1.18 acres of wetlands are also located on the site. Adjacent to 
the site is the AGH/Tidal Health medical campus. The site is accessed from one point of 
access from Racetrack Road (MD Rt. 589). 
 
Proposed Project: The Racetrack Village RPC as shown on the Step I plan is proposed 
to be a residential planned community comprised of 137 multi-family units as well as a 
commercial/retail component. Proposed open space totals approximately 15.78 acres, 
with 4.67 acres of passive recreation space provided and 0.69 acres of active recreation 
space provided. The Step I plan indicates there will be one (1) point of access from 
Racetrack Road (MD. Route 589) via a shared entrance with the AGH/Tidal Health 
medical campus. A traffic light was recently installed at this entrance, and the applicants’ 
written narrative states that there is adequate capacity in the existing road network to 
handle the proposed 137 multi-family units. 
 
COMMENTS RELATIVE TO COMPLIANCE WITH BASIC RPC 
REQUIREMENTS: 
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Zoning: A development is required to meet the major RPC standards when consisting of 
greater than 20 proposed units. RPC’s are permitted in the R-3 Multi-family Residential 
District.  
 
Permitted Uses: Multi-family dwelling units are a permitted use in the R-3 District. For 
major RPC’s, retail and services uses are permitted, but the maximum use area can only 
be 20% of the total gross lot area, and the uses are limited to the permitted principal and 
special exception uses cited in the C-2 District regulations. 
 
Density: In the R-3 District, a maximum of (6) units per net acre are allowed. The total 
lot area is 22.86 acres. The net lot area is 22.86 acres. The total permitted density is 137 
units (6 units per acre), and the applicant is proposing 137 units – thus, the proposed 
density is 6 units per acre. 
 
Maximum limitation of 70% for residential uses: The project proposes 6.42 acres of 
its land area (28.1%) for residential uses including building footprints, roads, and 
sidewalks. 
 
Minimum limitation of 20% of retail and service uses: The project proposed 2.53 
acres of its land area (11.1%) for retail and service uses. 
 
Minimum requirement of 30% for common use open space and recreational areas: 
The project proposes 10.27 acres of its land area (44.9%) for common open space. 
 
Open space is required to have a certain amount of active and passive recreational 
features, as well as lands preserved in their natural state. The requirements are as follows: 
 

• Minimum of 50% of required open space shall be retained in its natural 
state: The project is proposing 4.91 acres of the total open space in a natural 
state- therefore, this requirement has been met. 

• Minimum of 10% of required open space shall be for active recreation: The 
project is proposing to provide 0.69 acres (10%) of open space for active 
recreation. A minimum of 10% is required - therefore this requirement has been 
met. Active recreation is defined as uses, areas or activities that are oriented 
towards potential competition and involving special equipment. A swimming pool 
and pool house have been proposed. 

• Minimum of 20% of required open space shall be for passive recreation: The 
project is proposing to provide 4.67 acres (68.1%) of the total open space in 
passive recreation. A minimum of 20% is required - therefore this requirement 
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has been met. Passive recreation is defined as uses, areas or activities oriented to 
noncompetitive activities which typically require no special equipment. 
 

FINDINGS AND RECOMMENDATIONS OF THE TECHNICAL REVIEW 
COMMITTEE: 
 

1. The relationship of the RPC with the Comprehensive Plan, zoning 
regulations, and other established policy guidelines: 
 
The subject property is currently in the “Existing Developed Areas” land use 
category of the Comprehensive Plan. The EDA category recognizes the 
importance of maintaining the neighborhood character and strongly encourages 
mixed-use developments.  
 
The Comprehensive Plan encourages the use of low impact development and 
cluster techniques to reduce overall impervious surface and maintain wildlife 
habitat.  
 
Relative to consistency with the zoning regulations, the Technical Review 
Committee finds that the project site is zoned R-3 Multi-family with the R-3 
District being a zoning classification in which residential planned communities 
are permitted. It also finds that the project as proposed complies with those 
requirements cited in §ZS 1-315 relative to maximum density, maximum 
limitation for residential uses, minimum requirement for common use open space 
and recreational areas, and types of permitted uses. Furthermore, the Technical 
Review Committee finds that the submittals relative to the proposed project 
comply with the requirements cited in §ZS 1-315(k)(2)A1.  
 
The Technical Review Committee reminds the Planning Commission that for 
individual structures, there shall be no minimum lot area, setback, bulk, lot 
width, or road frontage requirements. Such standards shall be approved by 
the Planning Commission during the Step II (Master Plan) review.   
 

2. The general location of the site and its relationship to existing land uses in 
the immediate vicinity: 
 
The subject properties are located on the easterly side of MD Route 589 
(Racetrack Road), adjacent to the AGH/Tidal Health medical campus. The 
Technical Review Committee finds that this area can best be characterized as a 
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mix of residential and commercial land uses. The neighboring developments of 
Ocean Pines and Triple Crown Estates consist of single-family dwellings.  
 
The proposed development consists of multi-family units and a commercial/retail 
component. Overall, the development provides a transition zone between the 
single-family residential uses and the commercial use at AGH/Tidal Health. The 
R-3 Multi-family Residential District encourages infill development and the 
highest allowable density. Additionally, this district is intended to accommodate 
diverse types of housing and ranges of affordability.  

 
Landscape ‘screening’ will need to be provided along Racetrack Road as it is 
considered a collector road per ZS1-322(e)(6). “Screening” is defined as 
vegetation that is thickly planted and of such species that it will provide a 
complete visual barrier and thus obscure the use or structure from sight from 
adjacent properties once the vegetation reaches maturity or within five (5) years, 
whichever comes first. A landscaping plan will need to be provided for Step II 
review.  
 

3. The availability and adequacy of public facilities, services, and utilities to 
meet the needs of the RPC and the long-term implications the project would 
have on subsequent local development patterns and demand for public 
facilities and services: 
 
The Technical Review Committee finds that the properties proposed to be 
developed into the Racetrack Village RPC are presently zoned R-3 Multi-family. 
The surrounding developed lands are primarily zoned for residential (R-1 Rural 
Residential and R-2 Suburban Residential) and commercial (C-2 General 
Commercial). According to the R-3 Multi-family Residential district, multi-family 
residential development at a density of six (6) dwelling units per net acre is 
permitted by zoning. Furthermore, residential planned communities of the same 
density are permitted by that zoning district. Thus, the proposed density of six (6) 
dwelling units per acre is allowable under the zoning ordinance. The multi-family 
dwelling units are consistent with the surrounding residential and commercial 
developments located within this area. 

 
Therefore, the Technical Review Committee concludes that the proposed 
Racetrack Village RPC will not have an adverse long-term implication on 
development patterns in the area. 
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All private roads within the development shall be constructed to one of the RPC 
road standards and must be reviewed and approved by the County Roads Division 
of the Department of Public Works. Should the applicant propose approved 
private roads, they should include the RPC Approved Private Road Standard WO 
200-06 on future plans. Approved private roads will require review and approval 
by the County Commissioners under the provisions of §ZS 1-123 ‘Approved 
Private Roads.’ The applicant should ensure that the preliminary layout of the 
travelways as shown on the plan will be able to accommodate one of the road 
standards. 

 
Parking spaces will need to be provided for the pool amenity in accordance with 
§ZS1-320, including ADA spaces. 
 
Relative to certain public facilities, according to the applicants’ written narrative, 
the developer is requesting that the dwelling units be served by public water and 
sewer from the Greater Ocean Pines Sanitary Service Area, and that there are 
adequate EDU’s available in the service area for the development. Environmental 
Programs noted in their Step I TRC comments that the applicant will need to 
acquire the Ocean Pines sewer EDUs and have them secured before this project 
can receive final site plan approval. 

 
In consideration of their review, the Technical Review Committee finds that there 
will be no negative impacts to public facilities and services resulting from the 
proposed RPC. 
 

4. The consistency of the RPC with the general design standards as contained in 
Subsections (j)(1) through (j)(5): 
 
Relative to the protection of key environmental features, the Technical Review 
Committee finds that the open space provided exceeds or meets the minimum 
required under the RPC regulations. 
 
This project is subject to the Worcester County Forest Conservation Law and is 
subject to Forest Conservation Plan #21-13. This project has met compliance 
through the establishment of on-site Forest Conservation easements and off-site 
mitigation. 

 
Relative to the general layout and clustering of the development, the Technical 
Review Committee finds that the proposed RPC minimizes land impacts, while 
maximizing contiguous open spaces.  
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The traffic circulation patterns promote connectivity within the proposed 
development, and limit access to the public road system to one commercial 
entrance that will be designed to meet the State Highway Administration (SHA) 
standards. Subsection (j)(4) of the design standards encourage limiting the 
number of dead-end streets. This development will not have any dead-end streets. 
 
The Fire Marshal’s Office has stated in their comments letter that the turning 
radius shall meet the most restrictive fire apparatus turning radius which is 33 feet 
inside and 55 feet outside. Approved turnarounds or cul-de-sacs shall be provided 
on roadways exceeding 150 feet in length. 
 
A traffic light was recently installed at this entrance, and the applicants’ written 
narrative states that there is adequate capacity in the existing road network to 
handle the proposed 137 multi-family units. A traffic study was submitted along 
with this application. During the Step II master plan review, the Planning 
Commission is empowered to request any additional information that it deems 
necessary, including information related to traffic effects from the proposed RPC. 

 
Overall, the Technical Review Committee finds that the RPC has demonstrated 
consistency with the general design standards contained in §ZS 1-315(j)(1) 
through (j)(5). 
 

5. The relationship of the RPC’s proposed construction schedule, including any 
phasing, and the demand for and timely provision of public facilities, services 
and utilities necessary to serve the project: 
 
Within the narrative, the applicant states that there are adequate EDU’s in the 
Greater Ocean Pines Sanitary Service Area to serve the project, and that the 
infrastructure will be designed as to be consistent with other proposed future uses 
in the area. Construction of the water and sewer facilities will be undertaken by 
the Owner and dedicated to Worcester County when completed. 
 
The applicant’s narrative has stated that the development will most likely be 
developed in “one unified development,” and much of the infrastructure is already 
in place, i.e. a signalized traffic entrance and access road. 

 
The Technical Review Committee finds that the project would meet this metric.  
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6. The capacity of the existing road network to provide suitable vehicular 
access for the RPC, the appropriateness of any existing or proposed 
improvements to the transportation network, the adequacy of the pedestrian 
and bicycle circulation, and the proposed means of connectivity of the project 
to surrounding residential, commercial and recreational development and 
uses: 

 
Access will be via one (1) commercial entrance onto MD Route 589. The 
narrative provided states during Rezoning Case No. 447, the developer’s traffic 
engineer testified that there was adequate capacity in the existing road network to 
serve the proposed development. The Maryland State Highway Administration 
(SHA), per Jeff Fritts, Regional Engineer for District 1, had no comments on the 
proposed RPC and stated that the project “will have no negative impact to the 
state roadways.” 
 
A traffic study was submitted along with this application. During the Step II 
master plan review, the Planning Commission is empowered to request any 
additional information that it deems necessary, including information related to 
traffic effects from the proposed RPC. 
 
Information regarding whether the internal roads will be public or private was not 
provided. Regarding pedestrian and bicycle circulation, a 5’ concrete sidewalk is 
proposed within the development. No sidewalk is proposed along Racetrack 
Road. Bicycle racks were not proposed, three (3) bicycle racks will need to be 
placed within the development. 

 
The Technical Review Committee finds that the access points to MD Route 589 
(Racetrack Road), will not have a significantly adverse impact on traffic patterns 
in the area, provided they meet all standards. However, the Planning Commission 
may require additional information if it believes it is necessary. 
 

7. The relationship of the proposed method of wastewater disposal and 
provision of potable water service with the goals, objectives and 
recommendations of the Comprehensive Plan, Comprehensive Water and 
Sewer Plan, and other established policy guidelines: 
 
The Comprehensive Plan notes that “[s]ewer service…is one of the county’s most 
powerful growth management tools” (Chapter 6). The Water and Wastewater 
Division of the Department of Public Works has no concerns with the proposal in 
their TRC comments. The Department of Environmental Programs stated that 
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plumbing permits for each residence is required, but in general had no objects of 
concerns with the project. 
 
Environmental Programs noted in their Step I comments that there is one (1) 
Ocean Pines Sanitary District sewer EDU allocated to lot B and a need for 136 to 
serve the proposed development. The applicant will need to acquire the additional 
Ocean Pines sewer EDUs and have them secured before the project can receive 
final site plan approval from Environmental Programs. 

 
The Technical Review Committee finds that the project is aligned with this 
standard of the Residential Planned Community provisions. 

 
*Comments from the individual members of the Technical Review Committee are 
attached. 
 
It should be noted that many of the comments submitted by various TRC members 
pertain to Step II and III of the review process at which time site plans and 
subdivision plats would be submitted, or to the permit submittals. 
 
Procedure: The Planning Commission shall make findings of fact relative to the 
application and its consistency with the Comprehensive Plan, the terms of the Zoning and 
Subdivision Control Article, and all other applicable laws and regulations. The seven (7)  
findings of the Technical Review Committee above must also be addressed by the 
Planning Commission in their report to the Worcester County Commissioners.  
 
The Planning Commission shall make a recommendation (favorable or unfavorable) 
relative to the application which may address the items outlined in the Technical Review 
Committee Report or other items as appropriate. If there is any additional information or 
documentation that a member of the Planning Commission wishes to review in order to 
formulate a recommendation, please notify staff immediately so that it can be provided 
for the meeting. 
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Citizens and Government Working Together 
 

WORCESTER COUNTY GOVERNMENT CENTER        1 WEST MARKET STREET, ROOM 1306        SNOW HILL, MARYLAND 21863 
TEL: 410-632-1220     FAX: 410-632-2012 

  

 

Worcester County 
Department of Environmental Programs 

Environmental Programs Division 

Memorandum 
 

 

 To: Technical Review Committee (TRC) for a November 12, 2025 Meeting 

 

 From: Environmental Programs Staff 

 

 Subject: Racetrack Village– Step I Residential Planned Community 

  Proposed 137 multi-family unit Residential Planned Community. Located 

at Tax Map 21, Parcel 66, Lot 1, Parcel B. 

   

 Date: October 24, 2025 
 

 

Environmental Programs comments are based on the plans submitted.  These comments are 

subject to change every time a change is made to the plans that affect water and/or sewage for 

this site.   

 

1. Environmental Programs requires a $60 fee for any Technical Review Committee 

projects submitted on public water & sewer. This fee will need to be submitted prior 

to Signature Approval being given on this project.  

2. Environmental Programs notes that there is 1 Ocean Pines Sanitary District sewer 

EDU allocated to lot B and a need for 136 to serve the proposed development. The 

applicant will need to acquire the additional Ocean Pines sewer EDUs and have them 

secured before this project can receive final site plan approval from Environmental 

Programs.  The narrative states that the developers have already met with 

representatives from the Worcester County Department of Public Works, 

Environmental Programs, County Attorney, etc. to discuss necessary infrastructure 

improvements to accommodate water and sewer to the property.  Necessary 

infrastructure improvements and connections/extension or water and sewer will need 

to meet DPW requirements. 

 

3. We note that natural gas main extensions and service conversions are currently 

completed in this area & gas is available for this project. 

4. A plumbing permit will need to be obtained for the interior work for each unit and a 

separate one for the site utility work. Gas permits will be needed as well, if utilized 

for this project.   



Citizens and Government Working Together 
 

WORCESTER COUNTY GOVERNMENT CENTER        1 WEST MARKET STREET, ROOM 1306        SNOW HILL, MARYLAND 21863 
TEL: 410-632-1220     FAX: 410-632-2012 

5. Plumbing Code is the 2021 International Plumbing Code (IPC) Illustrated (National). 

The Gas Code is the 2021 International Fuel Gas Code (IFGC), for natural gas. 



 
 

TECHNICAL REVIEW COMMITTEE COMMENTS 

 
PROJECT: Racetrack Village RPC   TRC #: 20250441 
LOCATION: Tax Map 21, Parcel 66, Lot 1, Parcel B 
CONTACT: Vista Design 
MEETING DATE: November 12, 2025  COMMENTS BY: Robert Korb, Jr. 
           Chief Deputy Fire Marshal 

 
 
As you requested, this office has reviewed plans for the above project.  Construction shall be in 
accordance with applicable Worcester County and State of Maryland fire codes.  This review is based 
upon information contained in the submitted TRC plans only, and does not cover unsatisfactory 
conditions resulting from errors, omissions, or failure to clearly indicate conditions.  A full plan review 
by this office is required prior to the issuance of a building permit. The following comments are noted 
from a fire protection and life safety standpoint. 
 
Scope of Project: 
 
Site development consisting of 137 multifamily unit RPC. 
  
General Comments 
 

1. A water supply for fire protection shall be identified indicating the following: 
 

a. Water Source 
b. Engineering study for reliability of water source 
c. Size (in gallons) of water source 
d. Replenishment of water supply 
e. Diameter of in ground pipe 
f. Number of hydrants 
g. Location of hydrants 
h. Roadway width and surface types 
i. Distance from hydrant to roadway 

 
2. If public water source, approved plans by the public works department. 

 
3. Water source plans must be approved prior to recording of plat. 
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4. Fire hydrants shall be located within 3 ft. of curb line. Placement of fire hydrants shall be 

coordinated with this office prior to installation. 
 

5. Obstructions shall not be placed or kept near fire hydrants, fire department inlet connections, 
or fire protection system control valves in a manner that would prevent such equipment or 
fire hydrants from being immediately visible and accessible. 
 

6. All underground water mains and hydrants shall be installed, completed, and in service 
prior to construction work or as soon as combustible material accumulates, whichever comes 
first. A stop work order will be issued if fire hydrants are not in service prior to construction 
work start. 

 
7. Fire Lanes shall be provided at the start of a project and shall be maintained throughout 

construction.  Fire lanes shall be not less than 20 ft. in unobstructed width, able to withstand 
live loads of fire apparatus, and have a minimum of 13 ft. 6 in. of vertical clearance. Fire lane 
access roadways must be established prior to construction start of any structure in the project. 
Failure to maintain roadways throughout the project will be grounds to issue stop work 
orders until the roadway access is corrected. 
 

8. Coordinate 9-1-1 addressing with Worcester County Department of Emergency Services 
(410) 632-1311. 
 

Specific Comments 
 

1. The proposed homes shall be protected by an automatic sprinkler system. Plans shall be 
submitted and approved by this office prior to the installation of such system. 
 

2. The turning radius shall meet the most restrictive Worcester County fire department apparatus turning 
radius which is 33 feet inside and 55 feet outside.  Approved turnarounds or cul-de-sacs shall be 
provided on roadways exceeding 150 ft. in length. 

 
3. All fire hydrant locations shall be approved by this office.  

 
4. A complete set of building plans shall be submitted and approved prior to the start of 

construction. 
 

5. No further comments at this time. 







 

WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 

 

Department of Development Review & Permitting  

     Worcester County Government Center 

          1 W. Market St., Room 1201 

          Snow Hill, Maryland 21863 

                                        410-632-1200, Ext. 1151 

                                        pmiller@co.worcester.md.us  

 

 

  

Project: Racetrack Village RPC 

Date:11/12/2025 

Tax Map: 21            Parcel: 66             Section:                Lot: 1 

 

 STANDARD COMMENTS 

 

1. Items listed in this review are not required for Technical Review Committee 

approval. 

2. Provide complete code review. List type of construction, use groups, height and 

area, occupant loads, live, dead and other structural loads. 

3. Complete sealed architectural, structural, mechanical, plumbing and electrical 

plans are required. 

4. Provide information for wind, snow, floor, roof and seismic loads. 

5. Special inspections (Third party) required per IBC Chapter 17 for steel, concrete, 

masonry, wood, prepared fill, foundations and structural observations. These 

are required in addition to the required Worcester County inspections. 

6. A Maryland Registered Architect must seal plans. This architect or architectural 

firm will be considered the architect of record. 

7. A pre-construction meeting will be required before any work starts. 

8. Provide complete accessibility code requirements and details. 

9. List on construction documents all deferred submittals. 

10. Truss and other shop drawings will be required prior to installation. Design 

professional in responsible charge shall review and approve all shop drawings. 

11. Soils report required at the time of building permit application.  

12. Please provide your design professional with a copy of these comments. 

13. Compaction reports are due at all footings and slab inspections as well as any 

site work and structural fill. 

 

 

 



 

 

 

 

 

                                                   Site specific comments 

 

     1. Current Codes: 2021 International Building Code 

                                      2021 International Residential Code  

2021 International Energy Conservation Code 

2021 International Mechanical Code 

2020 NEC 

                            Maryland Accessibility Code 

                            2010 ADA Standards for Accessible Designs 

 

     2. FHA: Residential units are covered under FHA for ground floor units. Design   

                 residential units per FHA design guidelines. Provide an accessible route to units. 

 

     3. Architect to provide design and approve shop drawings for guardrails (walkway and   

         stairs) prior to installation. 

 

      

 

 

 

 

 

 

 

                              

 

 

 

 

 

 

 

 

 



 

. 

 

          

 

           

    

      

    

 

 

 

 

                        

      

      

 

      

  

     

 

 

 

 

 

 



 
DEPARTMENT OF  

DEVELOPMENT REVIEW AND PERMITTING 

Worcester County 
GOVERNMENT CENTER 

ONE WEST MARKET STREET, ROOM 1201 

SNOW HILL, MARYLAND 21863 

TEL:410.632.1200 / FAX: 410.632.3008 

 http://www.co.worcester.md.us/departments/drp 

Citizens and Government Working Together 

ZONING DIVISION 

BUILDING DIVISION 

DATA RESEARCH DIVISION 

 

ADMINISTRATIVE DIVISION 

CUSTOMER SERVICE DIVISION 

TECHNICAL SERVICES DIVISION 

 

 

ZONING DIVISION 

BUILDING DIVISION 

LIQUOR LICENSE DIVISION 

 

ADMINISTRATIVE DIVISION 

CUSTOMER SERVICE DIVISION 

TECHNICAL SERVICES DIVISION 

 

 

To: Ben Zito, DRP Specialist 

From: Kelly L. Henry, Technical Services Manager 

Date: October 15, 2025 

RE: TRC Meeting - November 12, 2025 

 

************************************************************************************ 

 Community Church: I will assign either a unit address or separate street number to the new building and 

pavilion at the pickleball court. 

 

Bishopville Volunteer Fire Dept.: The existing address of 10709 Bishopville Road will remain and be 

assigned to the new building. 

 

Racetrack Village: The interior driveways (private lanes) or approved private or public roads will need to 

be named. Proposed road names should be submitted to me for review and consideration. These names 

may or may not require action by the County Commissioners. Once the preliminary site plan is approved, 

please submit a copy to me so I can start address assignments. Address assignment will not be public until 

final site plan approval and the receipt of building permits. 

 

KCJ Farms, LLC: The existing address of 6220 Disharoon Road is valid for the dredge spoil site. 

 

Titan Yachts: Question: Is Titan Yachts the only tenant on the parcel? Right now, all the buildings have 

an address at 13053 Old Stage Road with Units 1-4. If there is only one tenant/business on parcel then the 

new building will be Unit 5.  

 

http://www.co.worcester.md.us/departments/drp


Outlook

Re: 11/12/25 TRC Meeting Agenda

From Kevin Lynch <klynch@worcestermd.gov>
Date Mon 10/27/2025 7:08 AM
To Benjamin M. Zito <bmzito@worcestermd.gov>

Ben, 

See below for the TRC comments for the Road's Division:

KCJ Farm - No comments at this time.

Race Track Village - No comments at this time.

Titan Yachts - Using existing entrance

Coastal Community Church - No comments at this time.

Kevin A. Lynch
Superintendent
Worcester County Department Of Public Works
Roads Division
5764 Worcester Hwy
Snow Hill, MD 21863
O: (410) 632-2244, ext. 2104
C: 443-783-9731
F: 410-632-0020

 

From: Benjamin M. Zito <bmzito@worcestermd.gov>
Sent: Friday, October 24, 2025 8:09 AM
To: Kristen Tremblay <ktremblay@worcestermd.gov>; Brian M. Soper <bmsoper@worcestermd.gov>; Cathy Zirkle
<czirkle@worcestermd.gov>; Dallas Baker <dbaker@worcestermd.gov>; Dwilson12@sha.state.md.us
<Dwilson12@sha.state.md.us>; David M. Bradford <dbradford@worcestermd.gov>; David Mathers
<dmathers@worcestermd.gov>; Gary Serman <gserman@worcestermd.gov>; Gary R. Pusey
<grpusey@worcestermd.gov>; jfritts@mdot.maryland.gov <jfritts@mdot.maryland.gov>; Jennifer Keener
<jkkeener@worcestermd.gov>; Joy Birch <jbirch@worcestermd.gov>; Kevin Lynch <klynch@worcestermd.gov>;
Laurie Bew <lbew@worcestermd.gov>; Lisa Lawrence <llawrence@worcestermd.gov>; Mmknight@comcast.net



Outlook

RE: TRC Comments

From Dallas Baker <dbaker@worcestermd.gov>
Date Mon 11/3/2025 11:09 AM
To Tony Fascelli <tfascelli@worcestermd.gov>; Benjamin M. Zito <bmzito@worcestermd.gov>
Cc Kevin Lynch <klynch@worcestermd.gov>; Quinn M. Dittrich <qmdittrich@worcestermd.gov>; Ondrea

Starzhevskiy <ostarzhevskiy@worcestermd.gov>

Ben,
 
For Racetrack Village, the developer still owes the County $22,733.02 for the inspection escrow from their
AGH project.
 
Dallas
 
From: Tony Fascelli <tfascelli@worcestermd.gov>
Sent: Monday, November 3, 2025 9:46 AM
To: Benjamin M. Zito <bmzito@worcestermd.gov>
Cc: Kevin Lynch <klynch@worcestermd.gov>; Dallas Baker <dbaker@worcestermd.gov>
Subject: TRC Comments
 
Ben,
 
Please see attached below Water and Wastewater Division TRC Comments for November 12th Meeting.
 
Racetrack Village RPC

1. Please verify EDU’s are available with Environmental Programs.
2. Utility plans need to be submitted to Water and Wastewater office for further review, meeting

approved GMB 589 study.
3. The pool and pool house will need an EDU and water meter if they are intended to have

bathrooms/showers.
4. Looping of water mains where feasible upon request of Public Works.
5. Escrow’s are to be paid in full prior to start of review for Water and Wastewater Division.  Previous

project has still not been accepted due to the escrow balance which is delaying the warranty
period and bond release.

 
Titan Yachts

1. No comment from Water and Wastewater Division, property is to be served by Well and Septic.
 
Coastal Community Church

1. No comment from Water and Wastewater Division, property is to be served by Well and Septic.
 
If you have any questions regarding any of the comments feel free to let me know.
 
Thanks,
 
Tony Fascelli



Caution: CAUTION: Suspicious? Double-check! This email is from an external source. If
something seems unusual, even from someone you know, verify directly. Forward
suspicious emails directly to Email Abuse (abuse@mdot.maryland.gov) or call the MDOT
Service Desk at 410-768-7181 for assistance.

Outlook

RE: 11/12/25 TRC Transmittals and Materials

From Jeffrey Fritts <JFritts@mdot.maryland.gov>
Date Fri 10/17/2025 9:39 AM
To Benjamin M. Zito <bmzito@worcestermd.gov>

Ben,
For the following projects SHA has no comments, Racetrack Village, Bishopville Volunteer Fire
Department, Coastal Community Church, KCJ Farms and Titan Yachts. These projects will have
no negative impact to the state roadways.
 
Thanks,
 
 

roads.maryland.gov 

Jeff Fritts
Access Management
Regional Engineer 
410.677.4039 office
443.397.5063 mobile
Jfritts@mdot.maryland.gov 
Maryland Department of Transportation
660 West Road, Salisbury, MD 21801 

 
 
From: Benjamin M. Zito <bmzito@worcestermd.gov>
Sent: Tuesday, October 14, 2025 9:16 AM
To: Kristen Tremblay <ktremblay@worcestermd.gov>; Brian M. Soper <bmsoper@worcestermd.gov>; Cathy Zirkle
<czirkle@worcestermd.gov>; Dallas Baker <dbaker@worcestermd.gov>; Daniel Wilson
<DWilson12@mdot.maryland.gov>; David M. Bradford <dbradford@worcestermd.gov>; David Mathers
<dmathers@worcestermd.gov>; Gary Serman <gserman@worcestermd.gov>; Gary R. Pusey
<grpusey@worcestermd.gov>; Jeffrey Fritts <JFritts@mdot.maryland.gov>; Jennifer Keener
<jkkeener@worcestermd.gov>; Joy Birch <jbirch@worcestermd.gov>; Kevin Lynch <klynch@worcestermd.gov>;
Laurie Bew <lbew@worcestermd.gov>; Lisa Lawrence <llawrence@worcestermd.gov>; Mmknight@comcast.net;
Matt Owens <mowens@worcestermd.gov>; Matthew Laick <mlaick@worcestermd.gov>; Paul Miller
<pmiller@worcestermd.gov>; Robert Korb Jr. <rkorb@worcestermd.gov>; Robert Mitchell
<bmitchell@worcestermd.gov>; Stuart White <swhite@worcestermd.gov>; Tony Fascelli
<tfascelli@worcestermd.gov>; Kelly Henry <khenry@worcestermd.gov>
Subject: 11/12/25 TRC Transmittals and Materials
 

 
All,

mailto:abuse@mdot.maryland.gov
https://roads.maryland.gov/
mailto:Jfritts@mdot.maryland.gov


 
Please see the attached transmittals for our 11/12/25 TRC meeting. I have dropped the site
plans in the following OneDrive link. November 12 2025 TRC Meeting
 
Hard copies have been sent out this morning as well.
 
Thank you,
 
Ben Zito
DRP Specialist III
Dept. of Development, Review and Permitting
Worcester County Government
One West Market Street, Room 1201
Snow Hill, MD 21863
(410) 632-1200, ext. 1134
bmzito@worcestermd.gov
 

https://worcestermd-my.sharepoint.com/:f:/g/personal/bmzito_co_worcester_md_us/EsjDe551j15Drdo52Llc5u4BfO7CSPsTNe9bDJG2c1EXKA?e=dqWRmQ
https://worcestermd-my.sharepoint.com/:f:/g/personal/bmzito_co_worcester_md_us/EsjDe551j15Drdo52Llc5u4BfO7CSPsTNe9bDJG2c1EXKA?e=dqWRmQ
https://worcestermd-my.sharepoint.com/:f:/g/personal/bmzito_co_worcester_md_us/EsjDe551j15Drdo52Llc5u4BfO7CSPsTNe9bDJG2c1EXKA?e=dqWRmQ
mailto:bmzito@co.worcester.md.us
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NOTE:
This drawing, specifications, and work produced by Vista Design, Inc. (VDI) for this project are instruments of
service for this project only, and remains the copyrighted property of VDI. Reuse or reproduction of any of the
instruments of service of VDI by the Client or assignees without the written  permission of VDI will be at the
Clients risk and be a violation of the copyright laws of the United States of  America and the respective state within
which the work was completed.

NOTE:
This Drawing does not include necessary components for construction safety. All construction must be done in
compliance with the occupational safety and health act of 1970 and all rules and regulations thereto appurtenant.
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SITE

N/F
MARYLAND MEDICAL OWNERS II LLC

TM 0021 GRID 0008 PARCEL 0066
LOT 1

DEED 8141 / 511
PLAT 217 / 65

PLAT REF: 250 / 46
ZONING: R3

LAND USE: COMMERCIAL
ACCOUNT ID# 03-169855

AREA: 7.62 AC

N/F
MARYLAND MEDICAL OWNERS III LLC

TM 0021 GRID 0008 PARCEL 0066
LOT B

DEED 8141 / 518
PLAT 217 / 65

PLAT REF: 250 / 40
ZONING: R3

LAND USE: COMMERCIAL
ACCOUNT ID# 03-169863

15.24 AC

VICINITY MAP
1" = 2000'

RACETRACK VILLAGERACETRACK VILLAGE
RPC STEP 1

TAX MAP 21, PARCEL 66, LOT 1 & LOT B
THIRD TAX DISTRICT, WORCESTER COUNTY MARYLAND

N/F
MID DELMARVA FAMILY YMCA

TAX MAP 21, PARCEL 118
TAX ID: 03-011259

DEED REF.: 3767/497
ZONED: R-1

USE: VACANT
ACCOUNT ID# 03-011259

1. All work required by these documents (drawings and specifications) shall be new.  Wherever the word "proposed" is
used it is considered to be interchangeable with the word "new" and is included in the required work.

2. The contractor shall examine a copy of said plan(s) and visit the site in order to determine, to his/her satisfaction the
quantities of work required to be performed.

3. All materials and methods of construction shall conform to these drawings and specifications and to all applicable
Federal, State of Maryland, and Worcester County requirements.

4. Any discrepancies between the information provided on these plans and the existing site conditions shall
immediately be brought to the attention of the owner and engineer.

5. The contractor assumes responsibility for any deviations from the drawings and specifications.
6. The contractor shall field verify all elevations and pipe inverts prior to construction.
7. The contractor shall provide necessary stakeout of the line and grade for the construction.
8. No information regarding depth to any temporary of permanent ground water table is provided on these drawings.

The contractor shall investigate to his satisfaction the site conditions regarding depth to ground water.  Generally,
piping, trench and structure construction shall be executed in a de-watered state, consistent with good construction
practice.  All excavations for manholes and other chambers shall be continually de-watered until the back-fill
operation has been completed.

9. Contractor to contact the Worcester County Department of Environmental Programs at 410-632-1220 to schedule a
Pre-Construction meeting at least 48 hours prior to commencing any site work. Failure to do so may result in a
"Stop Work" order.

10. The contractor shall notify the following parties, three (3) days prior to beginning any work shown on these drawings:
Wayne Yetman, Sina Companies, LLC 561-627-8730
Miss Utility 1-800-282-8555
Vista Design, Inc 410-352-3874
Worcester Soil Conservation District 410-632-3464 ext. 3

The contractor shall be responsible for the means and methods resulting from any earth moving and/or temporary
stockpiling of earth or other materials on site.

11. These drawings, the design, and construction features disclosed are proprietary to Vista Design, Inc. and shall not
be altered or reused without their written permission.  Copyright, latest date here on.

12. No construction shall begin until a pre-construction meeting is held between the contractor, owner, engineer & the
Worcester County Permit Coordinator.

13. The contractor and owner shall provide supervision and certification of all construction of Stormwater Management
practices the provide infiltration and filtering, by a Professional Engineer duly licensed in the State of Maryland.

14. There are  steep slopes within the limits of disturbance.
15. There are no streams or stream buffers within the limits of disturbance.
16. There are no highly erodible slopes within the limits of disturbance.
17. There are no springs, seeps or intermittent streams within the limits of disturbance.
18. Fire Lanes shall be provided at the start of a project and shall be maintained throughout construction. Fire lanes

shall be not less than 20 ft. in unobstructed width, able to withstand live loads of fire apparatus, and have a minimum
of 13 ft. 6 in. of vertical clearance. Fire lane access roadways must be established prior to construction start of any
structure in the project. Failure to maintain roadways throughout the project will be grounds to issue stop work orders
until the roadway access is corrected.

GENERAL NOTES

Property Line

Property Line To Be Abandoned

Adjacent Property Line

MDOT SHA Right of Way

Existing Structures

Existing Edge of Pavement

Existing Curb

Existing Paint Stripes

Existing Utility Ease

Existing Non-Tidal Wetlands (NTW)

Existing Forest Conservation Area

Proposed Treeline

Proposed Building

Proposed Edge of Pavement

Proposed Subdivision Curb

Proposed Sidewalks

Proposed Open Space Area

Proposed Residential Area

Proposed Commercial Area

LEGEND

Active Open
Space
0.69 Ac

Commercial / Retail
Area 2.53 Ac

Common
Open Space

10.31 Ac

Residential
Area

3.81 Ac

Residential
Area

3.42 Ac

Common
Open Space

10.31 Ac

OWNER
Maryland Medical Owners III, LLC
5220 Hood Rd., Suite 110
Palm Beach Gardens, FL 33418
Attn: Wayne Yetman
Ph: 561-627-8730

SITE DATA

OWNER
Maryland Medical Owners II, LLC
5220 Hood Rd., Suite 110
Palm Beach Gardens, FL 33418
Attn: Wayne Yetman
Ph: 561-627-8730

Applicant
Stafford Street Capital, LLC
179 Rehobeth Avenue, Suite 1081
Rehoboth Beach, DE 19971
Attn: Joel Sens

Premises Address:
Racetrack Road
Berlin, MD 21811

SITE INFORMATION
Tax Map 0021

Parcels Zoning
66 Lot 1 R-3 Multi-Family Residential District
66 Lot B R-3 Multi-Family Residential District

Existing Land Use Vacant Lands
Proposed Land Use 137 Townhouse Units ±1.92 Ac

Commercial/Retail ±2.53 Ac
Major Residential Planned Community (RPC)

Site Area
Parcel 66, Lot 1   ±7.62 Ac
Parcel 66, Lot B ±15.24 Ac
Total ±22.86 Ac

Max Allowable Density 137 Units (6 Units per Acre)
Proposed Density 137 Units (6 Units per Acre)
Max Bldg. Height 4 Stories or 45'
Unit Width & Length

Interior Units Min 22'x55'
End Units Min 22'x55'

Site Setbacks
Front 50' Along MD Route 589 (A Major Collector Highway)
Side Yard  6'
Rear Yard 30'

OPEN SPACE
Required

Common Open Space ±6.86 Ac (30% of Total Site Area)
Natural Open Space ±3.43 Ac (50% of Common Open Space)
Passive Open Space ±1.37 Ac (20% of Common Open Space)
Active Open Space ±0.69 Ac (10% of Common Open Space)

Provided
Common Open Space ±10.27 Ac
Natural Open Space ±4.91 Ac   (72%)
Passive Open Space ±4.67 Ac   (68%)
Active Open Space ±0.69 Ac   (10%)

WATER & SEWER PROVIDER
Ocean Pines Sanitary & Water Service Area
Required

· One (1) EDU / Unit = 137 EDUs

NON-TIDAL WETLANDS
Non-Tidal Wetlands, Waters and Their Buffers are Present on This Site Delineated by
Environmental Resources, Inc. Edward Launay, PWS No. 875. as Referenced from Recorded Plat SRB 250-40
in the Land Records of Worcester County, Maryland.

FLOOD ZONE
This property is Located Within Flood Zone X Per FEMA Map # 24047C0160H, Dated July 16, 2015

WORCESTER COUNTY ATLANTIC COASTAL BAYS CRITICAL AREA LAW
This property is not located in the Atlantic Coastal Bays Critical Area (ACBCA) program boundary designated
Intensely Development Area (IDA) and is non-waterfront as Shown On Atlantic Coastal Bays Critical Area
Program Map Sheet 21, Revised September 12, 2012

PROPOSED LAND USE
EXISTING LAND USE

Asphalt/Curbing                ±0.66 Ac
Stormwater Area                ±0.42 Ac
Open Space   ±21.78 Ac
TOTAL EXISTING ±22.86 Ac

PROPOSED LAND USE
Townhomes   ±1.92 Ac
Pool House, Pool & Pool Deck   ±0.14 Ac
Asphalt, Curb & Sidewalks   ±4.50 Ac
Stormwater Area              ±0.52 Ac
Open Space ±15.78 Ac
TOTAL PROPOSED ±22.86 Ac
TOTAL PROPOSED IMPERVIOUS   ±7.08 Ac

OFF STREET PARKING REQUIREMENTS
REQUIRED

2 per Unit (min) 2.5 per Unit (max)
137 Units 274 Spaces (min) 343 Spaces (max)

PROPOSED
2  Spaces per Unit 10' x 20' 274 Spaces
Additional Spaces Provided     10' x 20' 344 Spaces

TOTAL 618 Spaces

FOREST CONSERVATION STATEMENT
This site is subject to the Worcester County Forest Conservation Law. This site is subject to Forest Conservation
Plan No. 21-13 per Record Plat SRB 250-46, Recorded July 22, 2021, in the Land Records of Worcester
County, Maryland.

STORMWATER MANAGMENT TREATMENT NARRATIVE
This project proposes to meet Stormwater Management requirements via construction of Two (2) Stormwater
Management Ponds located on the property.  The subject property is located in the Isle of Wight Bay Watershed,
12-Digit Isle of Wight Bay Watershed Hydraulic Code 021301030687.

SHEET INDEX
SHEET 1 COVER -  RPC PLAN
SHEET 2 EXISTING CONDITIONS PLAN

CONSULTANT
Vista Design, Inc.
Contact: Steve Engel, R.L.A.
11634 Worcester Highway
Showell, Maryland 21862
Phone: (410) 352-3874
Fax: (410) 352-3875
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www.trafficgroup.com 

August 4, 2025 

Hugh Cropper IV 
Booth, Cropper, and Marriner, P.C. 
9927 Stephen Decatur Highway, Suite F-12 
Ocean City, MD 21842 

RE: Sina Rezoning 
SUPPLEMENTAL TRAFFIC ANALYSIS 
Worcester County, Maryland 
Our Job No.:  2025-0114 

Dear Mr. Cropper: 

As a follow-up to the Planning Commission meeting held on June 5, 2025, The Traffic 
Group, Inc. is pleased to submit this Supplemental Traffic Analysis for Sina Property 
(Rezoning Case No. 447).  Specifically, this document incorporates traffic analysis at 
additional adjacent intersections with data collected during summer 2025.  We will 
demonstrate that with the proposed rezoning of Sina Property, the adjacent study 
intersections would maintain adequate levels of service in the future with the full 
buildout of the site. 

Study Intersections 

In addition to the proposed site access at MD 589, the following intersections were 
identified to be included within this analysis: 

 MD 589 at Manklin Creek Road
 MD 589 at US 50

These intersections represent the nearest signalized locations to the subject site.  A 
map showing the general area of the intersections with relation to the Sina Property 
can be found in Figure 1. 

To the north of the subject site, the intersection of MD 589 at Manklin Creek Road 
features one travel lane in each direction along MD 589.  There is one separate 
northbound left turn lane and two separate southbound left turn lanes along the 
roadway.  Separate right turn lanes are also available along both mainline approaches. 
Each Manklin Creek Road approach provides separate left, thru, and right turn lanes. 
Crosswalks span the south and east legs of the intersection.  In the northeast quadrant 
of the intersection, there is pedestrian connectivity to a multimodal path/trail. 

The site access intersection at MD 589 provides separate left and right turn lanes for 
all three approaches.  Additional details on this intersection can be found within the 
main Traffic Analysis. 
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To the south, MD 589 terminates at US 50.  US 50 contains two travel lanes in the eastbound and 
westbound directions.  There are two separate left turn lanes along eastbound US 50 and a 
separate left (U-turn) and right turn lane in the westbound direction.  MD 589 widens to provide 
two left turn lanes and one right turn lane at the intersection.  Figure 2 summarizes the existing 
lane use. 

Traffic Volumes 

Intersection turning movement counts were collected at each of the study intersections on 
Thursday, July 10, 2025, from 6–9 AM and 3–6 PM and Saturday, July 12, 2025, between the 
hours of 10 AM to 2 PM.  The existing turning movement counts are summarized in Figure 3. 
Additional details on the turning movement counts can be found in Appendix A. 

Background Conditions 

Consistent with the previous Traffic Analysis, a 3% annual growth rate was applied to all 
movements for a three-year period.  Figure 4 summarizes the regional growth.  Adding the 
regional growth to the existing traffic volumes results in the background traffic volumes as shown 
in Figure 5. 

Total Traffic Conditions 

The Sina Property could be developed with up to 136 townhouse units in conjunction with this 
proposed rezoning.  To project future trips, the Institute of Transportation Engineers (ITE) Trip 
Generation (11th Edition) was consulted.  The details of the trip generation equations and totals 
can be found in Table 1. 

The site trips were distributed and assigned to the road network based on the existing turning 
movement counts and anticipated future demand.  Figure 6 summarizes the future trip 
assignment. 

Adding the site trips to the background volumes results in the total peak hour traffic volumes as 
shown in Figure 7. 
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Intersection Capacity Analysis

CLV analysis was undertaken at each of the study intersections to quantify the existing and
projected future levels of service. The CLV analysis is summarized in Table 2.

HCM analysis was also prepared for each of the study intersections. The results can be found in
Table 3.

HCM’s 95th percentile queues are summarized for each intersection in Table 4. Complete capacity
worksheets are contained in Appendix B.

As shown within Tables 2 and 3, adequate levels of service are currently available at each of the
study intersections. In the future, when accounting for the additional traffic associated with the
proposed Sina Rezoning, each of the intersections will maintain adequate levels of service during
each of the three studied peak periods during the summer months using either methodology,
which demonstrates a minimal site impact.

Summary of Findings and Conclusions

This analysis incorporates summer traffic data to analyze existing and projected future levels of
service at key adjacent signalized intersections. As shown within the Traffic Analysis, each
intersection currently maintains an adequate level of service using either CLV or HCM
methodology. In the future, when considering regional growth and the potential development
of the site, each intersection is projected to maintain acceptable operations with minimal site
impact.

If you have any questions regarding this information, please do not hesitate to contact me.

Sincerely,

Carl R. Wilson, Jr., P.E., PTOE, RSP
Vice President

CRW:amr

(F:\2025\2025 0114_Sina Rezoning\DOCS\REPORTS\Sina Rezoning_Supplemental Traffic Analysis_Cropper.docx)



Figure 1 - Location Map For Site And Study Intersections 
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Table 1. Trip Generation Comparison for Sina Property 

 

 

  

In Out In Out In Out

AM Peak Hour Trips = 0.31 x Units + 22.85

PM Peak Hour Trips = 0.43 x Units + 20.55 24% 76% 63% 37% 51% 49%

Sat. Midday Peak Hour Trips = 0.41 x Units

Daily Trips = 6.41 x Units + 75.31

Trip Generation for Subject Site

In Out Total In Out Total In Out Total

Multifamily Housing, Low-Rise 136 Units 16 49 65 50 29 79 29 27 56 947

AM Peak Hour PM Peak Hour

PM Peak Hour
Daily

Mid. Sat Peak Hour

SAT Peak Hour

Directional Distribution
Land Use               

(Source)
Formula/Rate

Multifamily 

Housing, Low-

Rise (ITE-220)

Land Use Size
AM Peak Hour







STAFF REPORT 

REZONING CASE NO. 452 

Due to recent email scams by an individual impersonating a County employee alleging that 
unanticipated fees are owed, please know that Development Review and Permitting (DRP) 
will never require payment by wire transfer. If you receive such an email or call, contact 
DRP directly at 410-632-1200, and staff will be glad to assist you. 

PROPERTY OWNER: KASA Holdings, LLC 
c/o Aaron Finney, Managing Member 
4 Dinghy Court 
Ocean Pines, MD 21811 

ATTORNEY: Hugh Cropper IV 
9927 Stephen Decatur Hwy, F-12 
Ocean City, Maryland 21842 

TAX MAP/PARCEL INFO: Tax Map 26, Parcel 340, Tax District 10 

SIZE: The petitioned area consists of 1.66 acres. 

LOCATION: Between MD Route 611 (Stephen Decatur Highway) and Sinepuxent Road, 
Ocean City, MD, across from Airport Road.  

CURRENT USE OF PETITIONED AREA: An unimproved, wooded parcel. 

CURRENT ZONING CLASSIFICATION: A-2 Agricultural District. 

As defined in the Zoning Code, this district is intended to foster the County's agricultural 
heritage and uses while also accommodating compatible uses of a more commercial nature that 
require large tracts of land. The A-2 District may also be used for limited residential 
development through consolidated development rights and as a place marker for future 
annexations only where adjacent to existing municipalities. Furthermore, it is the intent that in 
this district there shall be no basis, under this Title, for recourse against the effects of any normal 
farming or forestry operation as permitted in this district, including but not limited to noise, odor, 
vibration, fumes, dust or glare. 

REQUESTED ZONING CLASSIFICATION: C-2 General Commercial District.  

As defined in the Zoning Code, this district is intended to provide for more intense commercial 
development serving populations of three thousand or more within an approximate ten- to 
twenty-minute travel time. These commercial centers generally have higher parking demand and 
greater visibility. Consequently, design standards and careful attention to signage, landscaping, 
perimeter buffers, site layout and architectural design are imperative. Commercial structures and 



 
 

uses must be compatible with the community and the County's character. Strip commercial forms 
of development are strongly discouraged. 
 
APPLICANT’S BASIS FOR REZONING: The application indicates that there was a mistake 
in the last Comprehensive Rezoning on November 3, 2009.  While not the primary basis for the 
request, the applicant also alleges that there has been a substantial change in the character of the 
neighborhood.  
 
ZONING HISTORY:  

• 1964: A-1 Agricultural District 
• 1978: A-1 Agricultural District 
• 1988: Case No. 239, requesting B-2 General Business District, denied. 
• 1992: A-1 Agricultural District 
• 2009: A-2 Agricultural District 

 
SURROUNDING ZONING:  

• North: C-1 Neighborhood Commercial District  
o Formerly A-2 Agricultural District, subject to Rezoning Case No. 405 in 2017. 

• South: A-2 Agricultural District 
• East: A-2 Agricultural District, with a Commercial Airport overlay district 
• West: A-1 Agricultural District 

 
COMPREHENSIVE PLAN: 
 
The County’s Comprehensive Plan was adopted by the County Commissioners on March 7, 
2006, and is intended to be a general guide for future development in the County. Whether 
proposed rezoning is compatible with the recommendations of the Comprehensive Plan is one of 
the criteria that is considered in all rezoning requests, as listed in § ZS 1-113(c)(3) and as 
summarized at the end of this Staff Report. 
 
Chapter 1 of the Comprehensive Plan generalizes development along MD Route 611’s corridor 
beginning with commercial development on the northern end, blending into residential uses to 
the south (Page 3). 
 
According to Chapter 2 – Land Use of the Comprehensive Plan and associated land use map, 
the petitioned area lies within the Agricultural Land Use Category. Regarding the Agricultural 
Land Use Category, the Comprehensive Plan states the following: 
 

“The importance of agriculture to the county cannot be overstated. Its significance is 
economic, cultural, environmental, and aesthetic. Agriculture is simply the bedrock of the 
county’s way of life. . . . The county must do all it can do to preserve farming as a viable 
industry. This category is reserved for farming, forestry and related industries with 
minimal residential and other incompatible uses permitted. Large contiguous areas of 
productive farms and forest shall be maintained for agricultural uses. . . . Residential and 
other conflicting land uses, although permitted, are discouraged. . . . Also as a general 



 
 

policy, the practice of not rezoning agricultural land for other uses should continue.” 
(Page 18) 

 
Pertinent objectives cited in Chapter 2 – Land Use state the following: 
 

3. Maintain the character of the county’s existing population centers. 
4. Provide for appropriate residential, commercial, institutional, and industrial uses. 
5. Locate new development in or near existing population centers and within 

planned growth centers. 
6. Infill existing population centers without overwhelming their existing character. 
8. Regulate development to minimize consumption of land, while continuing the 

county’s rural and coastal character. 
9. Minimize conflicts among land uses due to noise, smoke, dust, odors, lighting, 

and heavy traffic.  
11. Set high environmental standards for new development, especially in designated 

growth areas. 
15. Balance the supply of commercially zoned land with anticipated demand of year-

round residents and seasonal visitors. 
17. Discourage highway strip development to maintain roadway capacity, safety, and 

character. 
20.  Direct new development in growth areas to planned communities. 
22. Design new development’s architecture and landscaping to visually improve its 

surroundings. 
(Pages 12 & 13) 
 
In Chapter 3 - Natural Resources, pertinent objectives on page 33 include the following: 
 

1. Use a systems approach to environmental planning addressing pollution at or close to  
its source and use sustainable development techniques. 

2. Instill environmental stewardship as a universal ethic. 
3. Identify and protect environmentally sensitive areas. 
4. Restore and/or enhance natural resource functions where possible. 
5. Reduce imperviousness of existing and new development. 
8. Conserve resources by reducing unnecessary consumption. 
9. Channel development within a particular site to any existing disturbed areas if  

possible. 
10. Establish sufficient buffers for sensitive areas. 

 
In Chapter 4 – Economy, the Plan notes that the agricultural industry, among others, “relies on 
the county’s natural resources and its rural and coastal character for their success” (page 58). 
 
Pertinent objectives cited in Chapter 4 – Economy state the following: 
 

• Provide through the land use plan sufficient land for planned growth to meet expected 
demand for housing, commercial and support services. 

• Provide for sufficient agricultural support services. 



 
 

• Review permitted land uses in the agricultural zone to ensure compatibility with 
agriculture as a quasi-industrial use. 

• Locate commercial and service centers in major communities. 
• Provide for suitable locations for commercial centers able to meet the retailing and 

service needs of population centers. 
• Bring into balance the amount of zoned commercial locations, with the anticipated need 

with sufficient surplus to prevent undue land price escalation. 
(Pages 58 - 60) 
 

“Currently, designated commercial lands far outstrip the potential demand for such lands…The 
supply of commercial land should be brought more in line with potential demand. Otherwise, 
underutilized sites/facilities and unnecessary traffic congestion will result” (page 62). 
 
Chapter 6 – Public Infrastructure acknowledges the county’s policy to have developers 
provide all on-site infrastructure relative to new development. In addition, “infrastructure costs 
should be borne by those who directly benefit; developers will remain responsible for the 
services required by new development” (Page 70). Sewer service is identified as “one of the 
county’s most powerful growth management tools” (Page 74). 
 
Pertinent objectives cited in Chapter 6 – Public Infrastructure - General state the following: 
 

2. Permit development to occur only as rapidly as services can be provided. 
3. Ensure adequate public facilities are available to new development. 
4.  Require new development to “pay its way” by providing adequate public facilities 

to meet the infrastructure demands it creates. (Page 70) 
 
The petitioned area fronts on MD Route 611 (Stephen Decatur Highway). In Chapter 7 – 
Transportation, the Comprehensive Plan states that “[r]esort traffic causes the most noticeable 
congestion on US 50, US 113, US 13, MD 528, MD 589, MD 611 and MD 90” (page 79). 
Additionally, the plan notes that “traffic volume and level of service should be monitored to 
avoid affecting this roadway. Development along the MD 611 corridor should be kept to infill 
for the planning period” (page 80). 
 
The Plan further states that “[c]ommercial development will have a significant impact on future 
congestion levels. Commercial uses generate significant traffic, so planning for the proper 
amount, location and design will be critical to maintaining road capacity” (page 82). 
 
Pertinent policies, projects and recommendations on page 85 include: 
 

• Conduct scenic and transportation corridor planning to continue this road’s rural and 
coastal character particularly from MD 376 to Assateague Island. 

• Study need for and implement capacity improvements from MD 376 to US 50.  
• Provide for interparcel connectors, service roads and other access controls.  
• Growth along the mid and southern portion of the corridor should be limited due to the 

sensitivity of nearby lands and the limited capacity of the area’s road system.  
• Plan for widening and intersection improvements of the corridor’s northern end. 



 
 

 
Pertinent objectives include the following: 
 
1.  Acceptable Levels of Service – It is this plan’s policy that the minimal acceptable level of 

service for all roadways be LOS C. Developers shall be responsible for maintaining this 
standard. 

2. Rural Roadways – Institute access controls for rural roads if their LOS drops below B for 
daily peak traffic. 

3.  Traffic studies--Developers should provide traffic studies to assess the effect of each 
major development on the LOS for nearby roadways. 

5. Impacted Intersections – Upgrade intersections that have fallen below a LOS C. 
8.  Local funding sources should be explored to improve priority of impacted roadways for 

state funding or to provide for local 87construction of improvements.   
13.  Road Widening--Adequate right-of-way should be dedicated for roads anticipated for 

widening during the development review process. 
14.  Community character—New roadway designs and construction should not disrupt the 

character of existing communities, villages, and towns. Alternative routes and designs 
should be explored to maintain this important aspect of Worcester County. 

15. Connectivity—Inter- and intra-development connectivity should be designed into new 
development to improve mobility and to avoid environmental damage. 

17.  Bike and Pedestrian Mobility--Bike and pedestrian mobility should be given higher 
priority and designed into new development. 

22. Parcel Access Plan--This plan should provide a specific parcel access plan for large 
parcels and interparcel connections for smaller parcels for key roadways. This list should 
be provided to and reviewed with the State Highway Administration. 

(Pages 87-89) 
 
WATER AND WASTEWATER: According to the attached response memo from Mr. 
Mitchell, the subject property has a designation of a Sewer and Sewer Service Planning Category 
of S-3/W-3 (6 years to 10 years) in the Master Water and Sewerage Plan. The property is within 
the Mystic Harbour Sanitary District planning area. An amendment to the Plan would be 
required to attain a W-1/S-1 (Immediate to 2 years) designation for public water and sewer 
service. However, he notes that the Agricultural land use designation is inconsistent with the 
extension of public sewer. His memo notes that the property when tested was found high water 
tables that were unacceptable for onsite septic. 
 
The primary soil types on the petitioned area according to the Worcester County Soil Survey are 
Fa - Fallsington sandy loams, 0 to 2 percent slopes, Northern Tidewater Area, and KsB Klej 
loamy sand, 2 to 5 percent slopes. The petitioned area is poorly drained or somewhat poorly 
drained soils.  
 
EMERGENCY SERVICES: Fire and ambulance service will be available from the Ocean City 
or Berlin Volunteer Fire Companies. No comments were received from either the fire company 
regarding this review. Police protection will be available from the Maryland State Police 
Barracks in Berlin, approximately 7.7 miles away, and the Worcester County Sheriff’s Office in 



 
 

Snow Hill, approximately 20.6 miles away. No comments were received from the Maryland 
State Police Barracks or from the Sheriff’s Office. 
 
ROADWAYS AND TRANSPORTATION: The petitioned area fronts on both MD Route 611 
(Stephen Decatur Highway) and Sinepuxent Road. MD Route 611 is a state-owned and -
maintained major collector highway as defined in the Comprehensive Plan. The Plan 
recommends that scenic and transportation corridor planning be conducted, including 
consideration for interparcel connectors, service roads and other access management controls. 
This is currently being conducted by the Maryland Department of Transportation, State Highway 
Administration (MDOT SHA) in coordination with Worcester County’s Department of Public 
Works and DRP. No comments were provided by MDOT SHA. 
 
Sinepuxent Road is a County-owned and -maintained roadway, considered a minor local road in 
the Comprehensive Plan. It has a 30-foot right-of-way, with approximately 19 feet of paved 
surface. The easterly terminus of Sinepuxent Road is located at MD Route 611, just north of the 
adjacent parcel. Motorists heading towards Ocean City during the summer season tend to be 
redirected by GPS to this roadway during times of heavy traffic on US Route 50 (Ocean 
Gateway). Due to the angle of the intersection, there have been discussions in the past between 
County Roads and MDOT SHA about a potential realignment to enhance public safety. 
 
The Comprehensive Plan states that “[t]he Sinepuxent Neck’s undeveloped lands are 
predominately wet, forested, or in agriculture. MD 611 provides adequate access, but it can be 
congested in summer. MD 611 LOS is nearing the “impacted” category. The entire subwatershed 
other than its West Ocean City (northern) portion should not be further developed due to its 
traffic, environmental sensitivity, and high storm hazard vulnerability characteristics along with 
its value as a gateway to the parks” (page 28). No comments were provided by County Roads. 
 
PROXIMITY TO AIRPORT: The petitioned area is located across MD Route 611 from the 
Ocean City Municipal Airport. This application was forwarded to the appropriate staff at the 
Town of Ocean City for review and comment. In his attached letter, Jaime Giandomenico, 
Airport Manager, stated that the town has no objection to the request, provided that the property 
owner executes an Avigation Easement due to the proximity of the petitioned area to the 
approach end of Runway 20.  
 
SCHOOLS: The petitioned area is within Zone 2 of the Worcester County Public School Zones 
and is served by the following schools: Ocean City Elementary (Pre-K - Grade 4), Berlin 
Intermediate School (Grade 5 - 6), and Stephen Decatur Middle School (Grade 7 - 8) and 
Stephen Decatur High School (Grade 9 - 12). No comments were received from the Worcester 
County Board of Education (WCBOE). 
 
CHESAPEAKE/ATLANTIC COASTAL BAYS CRITICAL AREAS: According to the 
attached memo from Mr. Mitchell, the petitioned area is not located in the Critical Area. 
 
FOREST CONSERVATION: According to the attached response memo from Mr. Mitchell, 
The petitioned area may be required to comply with the requirements of the Forest Conservation 
Act at the time of development. 



 
 

 
FLOOD ZONE: The FIRM map (24047C0160H, effective July 16, 2015) indicates that the 
petitioned area is located outside of the floodplain in Zone X (Area of Minimal Flood Hazard). 
 
PRIORITY FUNDING AREAS: The petitioned area is not within a designated Priority 
Funding Area (PFA).  
 
INCORPORATED TOWNS: This property is approximately 2 miles from the Town of Ocean 
City but is located across MD Route 611 from the Ocean City Municipal Airport. 
 
ADDITIONAL COMMENTS RECEIVED: The following agencies submitted responses 
(attached): 
 

• Memo from Robert Mitchell, Director, Environmental Programs 
• Letter from Jaime Giandomenico, Airport Manager, Town of Ocean City 

 
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!IMPORTANT!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!! 

 
THE PLANNING COMMISSION MUST MAKE FINDINGS OF FACT IN EACH 
SPECIFIC CASE, INCLUDING BUT NOT LIMITED TO THE FOLLOWING 
MATTERS: 
 

1. Does the Planning Commission concur with the applicant’s claim of a change in the 
character of the neighborhood or that there was a mistake in the existing zoning as of 
November 3, 2009? 
 

2. Does the Planning Commission concur with the applicant’s definition of the 
neighborhood? If not, how does the Planning Commission define the neighborhood?  
(Not applicable if request is based solely on a claim of mistake in existing zoning.) 
 

3. Relating to population change. 
 

4. Relating to availability of public facilities. 
 

5. Relating to present and future transportation patterns. 
 

6. Relating to compatibility with existing and proposed development and existing 
environmental conditions in the area, including having no adverse impact on waters 
included on the State’s impaired waters list or having an established total maximum daily 
load requirement. 

 
7. Relating to compatibility with the Comprehensive Plan.  

 
8. Would a change in zoning be more desirable in terms of the objectives of the 

Comprehensive Plan? 



 
Memorandum 
 

 

 To: Jennifer Keener, AICP 

  Director, DDRP 

 

 From: Robert J. Mitchell, LEHS, REHS/RS  

  Director, Environmental Programs 

 

 Subject: EP Staff Comments on Rezoning Case No. 452 

  Reclassify approximately 1.66 Acres of 

   From A-1 Agricultural District to C-2 Commercial District 

  TM 26 Parcel 340 

       

 Date: 11/19/25 

 

 

This response to your request for comments is prepared for the map amendment application associated with the above 

referenced property.  The Worcester County Zoning and Subdivision Control Article, Section ZS1-113(c)(3), states 

that the applicant must affirmatively demonstrate that there has been a substantial change in the character of the 

neighborhood since the last zoning of the property or that a mistake has been made in the existing zoning 

classification.  The application argues that there was both a change in the character of the neighborhood and a mistake 

in the Comprehensive Rezoning that was approved by the County Commissioners on November 3, 2009. The Code 

requires that the Commissioners find that the proposed “change in zoning” would be more desirable in terms of the 

objectives of the Comprehensive Plan. 

 

The Department of Environmental Programs has the following comments: 

 

1. This property has an Agricultural land use designation and in the Land Use Map in the Worcester County 

Comprehensive Plan (Comprehensive Plan).    Regarding the agricultural land use designation, according to 

Chapter 2 - Land Use of the Comprehensive Plan, the Plan states the following:  

a. “This category is reserved for farming, forestry and related industries with minimal residential and 

other incompatible uses permitted.” (Page 18)  

b. Some particularly relevant objectives cited in Chapter 2 - Land Use relatable to this application would 

include: 

i. Discourage highway strip development to maintain roadway capacity, safety, and character. 

ii. Regulate development to minimize consumption of land, while continuing the county’s rural 

and coastal character 

iii. Minimize conflicts among land uses due to noise, smoke, dust, odors, lighting, and heavy 

traffic. 

2. We do not have approved onsite sewer for this property.  The file notes that investigations were carried out in 

1972 that indicated they encountered six (6) inch water tables, which would be unacceptable for onsite septic. 

Property is within the Mystic Harbour Water and Sewer planning area and is classified as W-3/S-3 for water 

and sewer planning designations which have a six to ten (6-10) year planning timeframe.  An amendment to 



 
 

the Master Water and Sewer Plan would need to be completed to attain a W-1/S-1 designation to receive 

public water and sewer.  With respect to the provision of public sanitary services: 

a. The Agricultural land use designation of this property is incompatible with extensions of public sewer. 

To be fully consistent with the Comprehensive Plan, the land use map should be changed to a land use 

category that supports the level of development potential sewer service would bring.   

b. Regarding a change in the character of the neighborhood, an amendment for zoning consistency was 

included within the Master Water and Sewer Plan.  Under 1.1.3.B: “The inclusion of a property in the 

water and sewer plan does not, in and of itself, constitute a change the character of the neighborhood 

for rezoning purposes.”      

3. We would note that property appears to be within the Airport Protection District as found in County Code 

Section § ZS 1-302, which carries certain conditions and required notification to the Town of Ocean City of 

any rezoning, variance, special exception requests. 

4. Regarding a change in the character of the neighborhood and actual development of the surrounding area, the 

Town has purchased multiple properties on the west and east sides of Sinepuxent Road in the immediate 

vicinity of this property.  They have demolished homes and structures on said properties and cleared trees and 

vegetation in the interest of aviation safety for the airport.  Commercial and residential development within 

the Route 611 corridor since 2009 has been limited to infill and intensification of existing developed 

properties, most prominently in lands north of the airport.     

5. An initial review of the property did not indicate any natural resource features that would be impacted by a 

change in zoning from A-2 to C-2; such as non-tidal wetlands and FIDS (Forest Interior Dwelling Species) 

habitat. 

6. The Forest Conservation Act and Sediment and Stormwater Management may apply at the time of 

development. The property is located outside the Atlantic Coastal Bays Critical Area.    

 

If you have any questions about these comments, please do not hesitate to contact me.    
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AVIGATIONAL and HAZARD EASEMENT

WHEREAS, (full name of properly owner(s)),
hereinafter called the Grantors, are the owners in fee of that certain parcel of land situated
in the County of Worcester, State oflvfaryland, more particularly described as follows:

(Insert legal description of the property covered by the easement)

hereinafter called "Grantor's property", and outlined on the attached map (Exhibit 1);

NOW, TIffiREFORE, in consideration of the sum of one dollar ($1.00) and other good
and valuable consideration, the receipt and zufficiency of which is hereby acknowledged,
the Grantors, , for themselves, their heirs, administrators, executors, successors and
assigns, do hereby grant, bargain, sell, and convey unto the Mayor and City Courtcil of
the Town of Ocean City, owners and operators of Ocean City Municipal Airport,
hereinafter called the Grantee, its successors and assigns, for the use and benefit of the
public, an easement and right of way, appurtenant to Ocean City Municipal Airport ofthe
unobstructed use and passage of all types of aircraft (as hereinafter defined), in and
through the airspace above Grantor's property above an imaginary plane rising and
extending in a generally northwesterly direction over the Grantor's property, said
imaginary plane running from approximately l0l feet Mean Sea Level above Point A as

shown on Exhibit 1 at a rale of one foot vertically to each 20 feet horizontally to
approximately 176 feet Mean Sea Level above Point B on Exhibit I to an infinite height
above said imaginary plane. Such airspace over Grantor's property shall also include the
imaginary plane rising on either side of the imaginary plane described above at a rate of
one foot vertically to seven feet horizontally to a maximum elevation of 16l feet Mean
Sea Level above Points C and D on Exhibit l. For those areas of Grantor's property
outside of the two imaginary planes identifred above, zuch airspace shall be an imaginary
plane at 16l feet Mean Sea Level.

Said easement shall be appurtenant to and for the benefit of the real property now known
as Ocean City Municipal Airport including any additions thereto wherever located,
hereafter made by the Mayor and City Council of the Town of Ocean City, or its
successors, and assigns, guests and invitees, including any and all persons, firms,
corporations operating aircraft to or from the airport.

Said easement and burden, together with all things which may be alleged to be incident to
or resulting from the use and enjoyment of said easement, including but not limited to
the right to cause in all airspace above or in the vicinity of the surface of Grantor's
property such noise, vibrations, fumes, deposits of dust or other particulate matter, fuel
particles which are incidental to the normal operation of such aircraft, fear, interference



with sleep and communication and any and all other effects that may be alleged to be
incident to or caused by the operation of aircraft over or in the vicinity of Grantor's
property or in landing at or taking off from, or operating at or on said Ocean City
Municipal Airport is hereby granted; and Grantor's do hereby fully waive, remiss, and
release any right or cause of action which they may now have or which they may have in
the future against the Grantee, its successor and assigns, due to noise, vibrationq fumes,
dust, fuel particles and all other effects that may be caused or may have been caused by
the operation of aircraft landing at, or taking off fronr, or operating at or on Ocean City
Municipal Airport. As used herein, the term "aircraft" shall mean any and all types of
aircraft, whether now in existence or hereafter manufactured, developed, to include, but
not limited tq jet aircraft, propeller driven aircraft, civil aircraft, military aircraft,
commercial aircraft, helicopters and all types of aircraft or vehicles now in existence or
hereafter developed, regardless of existing or future noise levels for the purpose of
transporting persons or property through the air, by whoever owned or operated.

The easement and rightof-way hereby grants to the Grantee the continuing right to
prevent the erection or growth upon Grantee's property of any building, structure, tree, or
other object extending into the airspace above the aforesaid imaginary planes identified
above, and to remove from said airspace, or at the sole option of the Grantee, as an
alternative, to mark and light .as obstructions to air navigatiorq any such building
structure, tree or other objects now uporL or which in the future may be upon Grantee's
property, together with the right of ingress to , egress fron1 and passage over Grantor's
property for the above purpose.

The Grantor'q for themselves, their heirs, administratorg successors, and assigns, do
hereby agree that for and during the life of said avigational easement, they will not
hereafter erect, permit the erection or growth o{ or permit or suffer to remain upon
Grantor's property any structure in the Runway Protection Zone (RPZ) that is an airport
hazard or which might create glare or misleading lights or lead to the construction of
residences, fuel handling and storage facilities, or smoke generating activities; and the
Grantor's themselves, their heirs, administrators, executors, suressors, and assigns,
further agree they will not permit places of public assembly upon Grantor's property such
as churches, schools, office buildings, shopping centers, restaurants, child care facilities,
and stadiums.

AND, for the consideration hereinabove set forth, the Grantor's, for themselves, their
heirs, administrators, ex@utors, successors, and assigns, do hereby agree that for and
during the life of said easement and right-of-way, they will not hereafter erect, permit the
erection or growth ot, or permit or suffer to remain upon Grantor's property any building,
strucfurg tree, or other object extending into the airspace above aforesaid imaginary
plang and that they shall not hereafter use or permit or suffer the use of grantor's
property in such a manner as to create electrical interference with radio communication
between any installation upon said airport and aircraft, or as to make it diffrcult for flyers
to distinguish between airport lights and others, or to permit any use of the Grantor's land
that causes a discharge of fumes, dust or smoke so as to impair visibility in the vicinity of
the airport or to otherwise endanger the landing, or taking offor maneuvering of aircraft.



this

Grantor's furthermore waive all damages and claims for damages caused by the removal /
elimination of such objects or activities.

TO HAVE AND TO HOLD said easement and right-of-way, and all rights appertaining
thereto unto the Grantee, it successors, and assigns, until said Ocean City Municipal
Airport shall be abandoned and cease to be used for public airport purposes.

It being understood and agreed that the aforesaid covenants and agreements shall run
with the land and shall be binding upon the heirs, administrators, executors, successors,

and assigns of the Grantor's until said Ocean City Municipal Airport shall be abandoned
and cease to be used for public aviation purposes.

IN WITNESS WHEREOF, the Grantor's have hereunto set their hands and seal

day of 20

(seal)
Grantor's

ACKNOWLEDGMENT

State of

County of

BE IT REMEMBERED thAt ON thiS day of
20 , before me, the undersigned, a Notary Public for the County and State
aforesaid, came
Who are personally known to me to be the same persons who executed the within
instrument of writing and such persons duly acknowledged the execution of the same.

IN WITNESS WHEREOF, I have hereunto set my hand and afiixed my seal, the day and
year last above written.

Notary Public

My commission expires:
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MEMORANDUM 
 
TO: Robert Mitchell, Director, Worcester County Environmental Programs 
 Matt Owens, Worcester County Fire Marshal & c/o local fire departments 
 Chris Shaffer, Director, Department of Emergency Services 
 Matthew Crisafulli, Sheriff, Worcester County Sheriff’s Office 
 Dallas Baker, P.E., Director, Worcester County Public Works Department 
 Kevin Lynch, Roads Superintendent, Worcester County Public Works Department 
 Melanie Pursel, Director of Tourism & Economic Development 
 Annette Wallace, Superintendent, Worcester County Board of Education 
 Lt. Earl W. Starner, Commander, Barracks V, Maryland State Police 
 Mark Crampton, District Engineer, Maryland SHA 

Rebecca L. Jones, Health Officer, Worcester County Health Department  
 Will Dyer, Project Manager, Maryland Forest Service 
 Anderson Spratt, District Conservationist, Worcester County NRCS  
FROM: Jennifer K. Keener, AICP, Director 
DATE: October 8, 2025 
RE: Rezoning Case No. 452– Tax Map 26, Parcel 340, located between Sinepuxent and 

Stephen Decatur Road, Kasa Holdings LLC, c/o Aaron Finney, Managing Member, 
Property Owners and Hugh Cropper, Attorney 

****************************************************************************** 
This application seeks to rezone approximately 1.66 acres of land shown on Tax Map 26, Parcel 
340, from A-2 Agricultural District to C-2 General Commercial District. The property is 
currently an unimproved, wooded parcel. For your reference I have attached a copy of the 
rezoning application package, location and zoning maps showing the property requested to be 
rezoned.  
 
The applicant is alleging that there has been a change in the character of the neighborhood 
AND a mistake was made during the 2009 Comprehensive Rezoning as the justification for 
the proposed rezoning from A-2 District to C-2 District as outlined in the attached request. The 
Planning Commission must consider if: 1. There was a mistake made in assigning the property to 
an A-2 District zoning classification in 2009; and/or 2. There has been a significant change based 
upon a comparison of the current conditions to the neighborhood in 2009 at the time of the last 
Comprehensive Rezoning. 
 
By Wednesday, November 19, 2025, the Planning Commission is requesting any comments, 
thoughts or insights that you or your designee might offer with regard to past and present 
conditions in the delineated neighborhood, as well as the effect that this application and potential 
subsequent development of the site under the proposed zoning classification may have on plans, 

http://www.co.worcester.md.us/departments/drp


   

 

facilities, or services for which your agency is responsible. Your response is requested even if 
you determine that the proposed rezoning will have no effect on your agency, that the application 
is compatible with your agency’s plans, and that your agency has or will have adequate facilities 
and resources to serve the property and its potential land uses.  If no comments are received, we 
will document such and assume that you have no objection to the Planning Commission 
stating this information in its report to the Worcester County Commissioners. 
 
General Zoning Information: 
 
The purpose and intent of the A-2 Agricultural District is to preserve and promote the 
County’s agricultural heritage while also allowing certain compatible commercial and residential 
uses. This district is intended for agricultural operations requiring larger tracts of land, such as 
livestock, poultry, aquaculture, and crop production. The A-2 District also allows limited 
residential development through minor, rural cluster, and consolidated development rights 
subdivisions. Additionally, A-2 serves as a transitional designation, accommodating potential 
annexation areas near municipalities. 
 
The district recognizes that normal agricultural and forestry practices—including noise, odor, 
vibration, dust, and other impacts—are an inherent part of its character and not grounds for 
recourse. Permitted uses by right include a broad range of agricultural activities, aquaculture, 
roadside farm stands, single-family dwellings, manufactured homes, conservation areas, and 
seasonal noncommercial cabins. Special provisions also allow for renewable energy systems, 
communication towers, landing strips, and certain entertainment uses such as Casino 
Entertainment Districts. For a full list of permitted and special exception uses in the A-2 District, 
please refer to the County Code here: § ZS 1-202 – A-2 Agricultural District. 
 
The purpose and intent of the C-2 General Commercial District is to accommodate larger-
scale commercial development that serves population centers of approximately 3,000 or more, 
typically within a 10–20 minute travel time. These commercial centers are designed to provide a 
wide variety of goods, services, entertainment, and employment opportunities. Because of their 
intensity and visibility, C-2 districts require careful attention to site design, signage, landscaping, 
buffers, and architecture. Strip-style commercial development is strongly discouraged. 
 
Permitted uses by right include retail and service businesses, hotels, restaurants, nightclubs, 
professional offices, indoor recreation facilities, automotive and equipment sales, storage and 
warehousing, nursing facilities, day-care centers, public buildings, conservation areas, marinas, 
and renewable energy facilities. The district also permits telecommunications facilities, wind 
energy systems, and residential units when integrated with commercial structures. 
 
Special exception uses may include outdoor recreation facilities, drive-in theaters, hospitals, 
dormitories, transportation terminals, wastewater facilities, cannabis dispensaries, and other uses 
deemed compatible with the district’s intent. For a full list of permitted and special exception 
uses in the C-2 District, please refer to the County Code here: § ZS 1-204 – C-2 General 
Commercial District. 

https://ecode360.com/14019224#14019291
https://ecode360.com/14019224#14019708
https://ecode360.com/14019224#14019708


   

 

If you have any questions or require further information, please do not hesitate to reach me by 
phone at (410) 632-1200, ext. 1123 or via email at jkkeener@worcestermd.gov.  On behalf of the 
Planning Commission, thank you for your attention to this matter. 
 
Attachments 

mailto:jkkeener@worcestermd.gov
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