
WORCESTER COUNTY PLANNING COMMISSION AGENDA 
Thursday September 7, 2023 

Page 1 of 1 
Planning Commission Agenda 

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

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

II. Administrative Matters
A. Review and Approval of Minutes – August 3, 2023
B. Board of Zoning Appeals Agenda – September 14, 2023
C. Technical Review Committee Agenda – September 13, 2023

III. §ZS 1-325 Site Plan Review
A. Refuge at Windmill Creek – Preliminary Plat Review.  Located at the northwest side

of Beauchamp Road, north of Racetrack Road (MD Route 589), Tax Map 15, Parcels
127 & 259, Tax District 03, R-1 Rural Residential District & RP Resource Protection
District, The Refuge at Windmill Creek, LLC, owner / Carpenter Engineering,
engineer.

B. Triple Crown – Preliminary plat review.  Preliminary plat review for Phase II of Triple
Crown Residential Planned Community (RPC). Proposed construction of 30 Single
Family Units.  Located west of Preakness Drive, east of Racetrack Road, Tax Map 21,
Parcel 322, Tax District 3, R-1 Rural Residential District, Triple Crown Estates, LLC,
owner / Vista Design, Inc., architect.

C. Coastal Square Shopping Center – Major Site Plan Review
Proposed regional shopping center with 120,561 square feet of leasable floor space and
seven proposed out-lots along the Route 50 frontage.  Located on the southern side of
US Route 50 (Ocean Gateway) at the intersection with MD Route 589 (Racetrack
Road), Tax Map 26, Parcels 299 & 320, Tax District 3, C-3 Highway Commercial
District, Coastal Square, LLC, owner / Becker Morgan Group, Inc., engineer.

IV. Rezoning
A. Case 443 - Tax Map 16, Parcels 21 & 53, Tax District 03, 27.57 acres, A-1 Agricultural

District to 25.25 Acres as A-2 Agricultural District and 2.0 acres as C-2 General
Commercial District, East side of Maryland 589 (Racetrack RD) directly across from
the north entrance to Ocean Pines (Ocean Parkway), William and Linda Ayres Property
Owner and Hugh Cropper, IV, Attorney.

V. Text Amendment
A. §ZS 1-210(c)(5) – Single-family or Multi-family Dwelling Units in the C-2 General

Commercial District, Hugh Cropper IV, applicant.

VI. Miscellaneous

VII. Adjournment

jramsay
Pencil
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Meeting Date: August 31, 2023 
Time: 1:00 P.M. 
Location: Worcester County Government Office Building, Room 1102 

  Attendance: 
Planning Commission  
Rick Wells, Vice Chair 
Mary Knight, Secretary 
Ken Church 
Marlene Ott 
Betty Smith 
Phyllis Wimbrow 

Staff 
Jennifer Keener, Director, DDRP 
Matthew Laick, Deputy Director, DDRP 
Kristen Tremblay, Zoning Administrator 
Stu White, DRP Specialist 
Roscoe Leslie, County Attorney 

I. Call to Order

II. Administrative Matters

A. Review and approval of minutes, July 6, 2023
As the first item of business, the Planning Commission reviewed the minutes of the July 6,
2023 meeting.

Following the review, a motion was made by Ms. Knight to approve the minutes as written,
Ms. Ott seconded the motion, and the motion carried unanimously.

B. Board of Zoning Appeals Agendas, August 10, 2023
As the next item of business, the Planning Commission reviewed the agenda for the Board of
Zoning Appeals meeting scheduled for July 13, 2023. Ms. Tremblay was 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, August 9, 2023
As the next item of business, the Planning Commission reviewed the agenda for the Technical
Review Committee meeting scheduled for July 12, 2023. Mr. White was present for the review
to answer questions and address concerns of the Planning Commission.

No comments were forwarded to the Committee.



WORCESTER COUNTY PLANNING COMMISSION 
MEETING MINUTES – August 3, 2023 

 
 

Page 2 of 5 
 
 

 
III. §ZS 1-325 Site Plan Review 

A. Snow Solar 
As the next item of business, the Planning Commission reviewed a site plan for development 
of a 4.0 MW AC utility scale solar energy system located at 6217 Timmons Road, Snow Hill, 
Tax Map 56, Parcel 10, Tax District 02, A-1 Agricultural District. Andrew Reese and Natalie 
Castro from Snow Solar were present for the review. Mr. Reese presented the project and 
explained that it was reviewed by Technical Review Committee (TRC) in July 2023 and the 
site plan had been revised to address staff comments. He described this project as small in 
comparison with other utility sized solar projects. The access point may need to be changed 
because the existing access driveway to the property is in the railroad right of way. Ms. Castro 
indicated that this will be addressed prior to the County Commissioners meeting should the 
Planning Commission give a favorable recommendation. 
 
Following the discussion, a motion was made by Ms. Knight, seconded by Ms. Smith, and 
carried unanimously to give a recommendation of favor to the County Commissioners for the 
project.  
 
B. Iqbal Solar 
As the next item of business, the Planning Commission reviewed a site plan for the installation 
of a 240 kW ground mounted solar energy system located at 4629 Nassawango Road, Snow 
Hill, Tax Map 62, Parcel 35, Tax District 07, A-1 Agricultural District. John McCane from 
Sunrise Solar was present for the review. Mr. McCane presented the project to the Planning 
commission. He stated that the purpose for the solar array is to power the poultry operation 
and that all the power generated would stay on the farm.   
 
Following the discussion, a motion was made by Ms. Knight, seconded by Ms. Smith, and 
carried unanimously to approve the site plan as submitted. 
 
C. Frontiertown Expansion 
Hugh Cropper, IV esquire and Jason Loer from Davis Bowen and Friedel were present for the 
review. Mr. Cropper presented the project to the Planning commission. He stated that the site 
was the original septic drainfield site for the campground before the park was connected to 
public utilities. He added that a text amendment (Bill No. 18-7) was approved allowing the 
cluster design for the expansion which consists of 107 sites and a bath house. The site is not 
visible from Stephen Decatur Highway. He mentioned that they are adding four (4) additional 
bike racks and beefing up the landscaping. The sites will have 390 square-foot cabins in a 
variety of colors, utilizing the same design as the existing campground. He asked for waivers 
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from the loading space requirement and the design of the bath house and color choices for the 
cabins as related to the Design Guidelines and Standards. 
 
Following the discussion, a motion was made by Mr. Church, seconded by Ms. Knight, and 
carried unanimously to approve the proposal with the waivers. 

 
IV. Rezoning 

A. Case 442  
As the next item of business, the Planning Commission reviewed a request for rezoning. Tax 
Map 20, Parcel 290, Lot 3,5 &6, Tax District 03, 5.5 acres, C-1 Neighborhood Commercial 
District to C-2 General Commercial District., East side of US Route 113 approximately 2,600 
feet north of US 50.  Hugh Cropper, IV, applicant’s attorney, Paul Sens representing Pin Oak 
Properties, LLC, and Steve Engel, registered landscape architect with Vista Design, were 
present for the review. The property owner purchased the petitioned area in 2006. Mr. Cropper 
testified that they are seeking to rezone lots 3, 5 and 6 from C-1 Neighborhood Commercial 
District to C-2 General Commercial District. Mr. Cropper submitted the purpose and intent 
statement of the C-1 District as Applicant’s Exhibit #1 and a site plan as Applicant’s Exhibit 
#2. 
 
Mr. Cropper questioned Mr. Engel about the subdivision of the property on April 26, 1977, 
and then continued to state the history of the zoning of the property. The property was zoned 
B-1 Neighborhood Business District in the 1992 rezoning and then in 2009 it was given a C-1 
Neighborhood Commercial District classification. At the time of the last comprehensive 
rezoning on November 3, 2009, there was a contractor shop on two (2) of the lots totaling 
almost 10,000 square feet. Although contractor shops were allowed as a special exception in 
the B-1 District, it is not currently permitted in the C-1 District. The contractor shop became a 
legally existing nonconformity as of the date of the comprehensive rezoning. 
 
Mr. Cropper stated that it is the policy of the Comprehensive plan and the County 
Commissioners to bring things into compliance. Mr. Cropper then talked about the C-1 
Neighborhood Commercial District and how it is a commercial district intended to bring day-
to-day conveniences to local neighborhoods. Mr. Engel agreed with Mr. Cropper that this 
property currently does not meet the intent. Mr. Cropper then described the property as being 
on a busy highway near where the County has a Public Works facility. There is nowhere for 
someone to walk, ride a bike and no real residential development around it. Mr. Cropper stated 
that the property has no public water or sewer. It has small septic systems and that restricts 
what can be done to contractor shops or storage. C-1 District uses are not feasible on these lots. 
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Mr. Cropper noted that per the staff report, if the rezoning was granted, it would isolate Lot 1 
as the only remaining C-1 zoned property in the area. He stated that the owners have contacted 
the owner of Lot 1 and while they are not party to this application, the property owner would 
be in favor of rezoning Lot 1. Mr. Cropper noted that in the past this board has taken it on 
themselves to recommend a rezoning to complete an area and do what makes sense. 
 
Mr. Cropper and Mr. Engel agree that the current zoning is a good-faith mistake because it was 
a hidden property and that a C-2 designation would be better suited for this property. 
 
Mrs. Knight made a motion to find that there was a mistake in the zoning and that the C-2 
District would be more desirable in terms of the Comprehensive Plan. Mrs. Ott seconded the 
motion, and it was approved unanimously. 
 
B. Case 444 
As the next item of business, the Planning Commission reviewed another request for rezoning. 
Tax Map 20, Parcel 290, Lot 3,5 &6, Tax District 03, 5.5 acres, C-1 Neighborhood Commercial 
District to C-2 General Commercial District., East side of US Route 113 approximately 2,600 
feet north of US 50. Hugh Cropper, IV, applicant’s attorney, and Howard and Amy Kelly 
(Black Water Relics LLC), were present for the review. Mr. Cropper reviewed the zoning 
history of the property including the annexation into the Town of Snow Hill. When it was 
annexed into Snow Hill, the former property owner petitioned to the County Commissioners 
that it be rezoned to a Residential designation which was granted. When it was de-annexed, it 
was requested by Mr. Cropper that it retain a residential zoning classification, as described in 
a letter submitted as Applicant’s Exhibit #1. However, it reverted to the same zoning 
classification as which it left – A-1 Agricultural District. Mr. Cropper then stated that this 
property was not considered during the 2009 comprehensive rezoning, as it was annexed into 
the town at the time. Therefore, he is arguing that there was a mistake in the March 10, 1992 
rezoning that changed the designation from B-2 General Business District to A- 1 Agricultural 
District, and that the property should go back to C-2 General Commercial District. 
 
Mr. Gregory Wilkins, land surveyor, and Mr. Cropper presented Applicant’s Exhibit #2 which 
is the plat of the property. Mr. Wilkinson then described the property as containing asphalt 
from the building up to the road. The building is large with doors on the front facade and the 
property has a small rear yard with a septic tank that is on the property by less than eight (8) 
inches. The septic lines were unable to be located. 
 
The petitioned property is identified as within a Growth Area on the Land Use Map as 
described in the comprehensive plan. Mr. Cropper therefore claimed that the existing zoning 
was a mistake because it is in a growth area and is now directly across from 200 acres that are 
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zoned residential. This parcel, because of its size, cannot be used for agricultural purposes, 
making it unusable under the current zoning designation. Mr. Cropper described how this road 
was an extension of Business 113 and any commercial development would be used by residents 
of Snow Hill. 
 
Mrs. Wimbrow raised concerns about traffic flow, parking requirements for commercial uses 
and septic capacity. Mr. Cropper explained that Black Water Relics, LLC also owned parcel 
89 which is adjacent to the petitioned area and consists of 1.01 acres. Mr. Mitchell stated that 
adequate septic replacement area was found on adjoining parcel 89. Mr. Church noted that he 
was originally concerned about the rezoning, but in reviewing the site and surrounding area, 
he thought commercial would be a good use for the property. The Planning Commission also 
found that the use of the adjoining parcel 89 for services such as septic replacement and parking 
for the large commercial building on the petitioned area would be appropriate and should also 
be considered as part of the rezoning request. 
 
Following the discussion, a motion was made by Ms. Knight, seconded by Ms. Smith, and 
carried unanimously in favor the proposal with the recommendation that the adjoining Parcel 
89 also be included for rezoning to C-2 General Commercial District. 
 

V. Miscellaneous 
As the next item of business, the Planning Commission elected officers for the next twelve 
month period. Following the discussion, a motion was made by Ms. Ott, seconded by Ms. 
Smith, and carried unanimously to keep the same officers, Mr. Barbierri, Chair, Mr. Wells, 
Vice Chair, and Ms. Knight, Secretary. 
  

VI. Adjourn – A motion to adjourn was made by Ms. Ott and seconded by Ms. Knight. 
 
 
 
__________________________________________ 
Mary Knight, Secretary 
 
__________________________________________ 
Stuart White, DRP Specialist      



NOTICE OF PUBLIC HEARING 
WORCESTER COUNTY 

BOARD OF ZONING APPEALS 
AGENDA  

 

THURSDAY SEPTEMBER 14, 2023 
 

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.  

 

6:30 p.m. 
 

Case No. 23-51, on the lands of Avalon Hall, on the application of George E. Young, III, 
requesting a variance to reduce the Chesapeake Bay Critical Area Buffer from 100 feet to 
50 feet (to encroach 50 feet) for a proposed 10’ x 290’ driveway through nontidal wetlands 
and the 100 foot buffer, pursuant to Natural Resources Code §§ NR 3-219 (c) (4) and NR 
3-211 and Zoning Code §§ ZS 1-116(l) located on  Hickory Point Road about 985 feet east 
of 250 Hickory Point Road, Tax Map 90, Parcel 13, Lot B, Tax District 1, Worcester 
County, MD. 

 

6:35 p.m. 
 

Case No. 23-67, on the lands of Beverly Glass, on the application of Mark Cropper, 
requesting a special exception to allow a 6-foot-tall fence in a front yard setback, pursuant 
to Zoning Code §§ ZS 1-116(c)(3), & ZS 1-305(k)(3) located at 9177 Old Ocean City Road, 
Tax Map 19, Parcel 49, Lot 2, Tax District 3, Worcester County, Maryland. 
 

6:40 p.m. 
 

Case No. 23-55, on the lands of Janet & Daniel Trimper, IV Revocable Trust, on the 
application of Mark Cropper, requesting a variance to reduce the Atlantic Coastal Bays 
Critical Area Buffer Management Area from 50 feet to 33.67 feet (to encroach 16.4 feet) 
and a variance to exceed the 30 percent allowable forest clearing to 46.4 percent associated 
with a construction of a single family dwelling, Pursuant to Natural Resources Code §§ 
NR 3-104 (c)(4), NR 3-111 and NR 3-107 (c)(4) and Zoning Code §§ ZS 1-116(m), located 
at 11031 Piney Island Drive, Tax Map 15, Parcel 90, Lot 19, Tax District 5, Worcester 
County, MD.   
 

6:45 p.m. 
 

Case No. 23-60, on the lands of Martha’s Landing Resort, LLC, on the application of Mark 
Cropper, requesting a variance to the front yard setback from 25 feet to .03 feet (to encroach 
24.97 feet) for the proposed replacement of an existing building in the CM Commercial 
Marine District, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-214(b)(1) and ZS 1-
305, on the southeast corner of Sunset Avenue and Golf Course Road, Tax Map 27, Parcel 
447, Lot 78 (79 & 80), Tax District 10, Worcester County, Maryland. 

 
 
 
 
 
 
 
 



 
6:50 p.m. 

 

Case No. 23-56, on the lands of Martha’s Landing Resort, LLC, on the application of Mark 
Cropper, requesting a variance to the front yard setback off of Harbor Road from 50 feet 
to the center of the road right-of-way to 25.91 feet (to encroach 24.08 feet) and a variance 
to the front yard setback off of Golf Course Road from 75 feet to the center of the road 
right-of-way to 57 feet (to encroach 18 feet) for the proposed replacement of an existing 
building in the CM Commercial Marine District, pursuant to Zoning Code §§ ZS 1-
116(c)(4), ZS 1-214(b)(1) and ZS 1-305, on the northeast corner of Harbor Road and Golf 
Course Road, Tax Map 27, Parcel 447, Lot 78 (86 & 87), Tax District 10, Worcester 
County, Maryland. 
 

 6:55 p.m. 
 

Case No. 23-65, on the lands of Martha’s Landing Resort, LLC, on the application of Mark 
Cropper, requesting a variance to the front yard setback from 25 feet to 18.5 feet (to 
encroach 6.5 feet) and a variance to the minimum lot size from 5,000 square feet to 1,920 
square feet for a proposed pavilion for aquaculture in the CM Commercial Marine District, 
pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-214(b)(4) and ZS 1-305, located on 
Harbor Road, approximately 291 feet east of Golf Course Road, Tax Map 27, Parcel 372, 
Lot 96 (96 & 97), Tax District 10, Worcester County, Maryland 
 

 
Administrative Matters 

 
 
 



 

 

WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 
AGENDA 

Wednesday, September 13, 2023 at 1:00 p.m. 
Worcester County Government Center, Room 1102, One West Market St. Snow Hill, 

Maryland 21863 
 

I. Call to Order 
 

II. Tulls Corner – Minor Site Plan Review 
Site plan review for a proposed single-family dwelling for caretaker/employee housing for an existing RV 
repair business. Located at 2345 Tulls Corner Road, Tax Map 100, Parcel 2, Tax District 01, I-1 Light 
Industrial District, Carlton Mason, owner / George E. Young III, P.C., surveyor.  
 

III. Pocomoke Mini-Storage – Minor Site Plan Review 
Site plan review for an additional 4,980 square foot, 17-unit self-storage building at an existing mini-
storage complex. Located at 2212 Bypass Road, Tax Map 84, Parcel 301, Tax District 1, R-2 Suburban 
Residential District, Pocomoke Storage, LLC, owner / George E. Young III, P.C., surveyor. 
 

IV. Adjourn 
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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 

 

 

WORCESTER COUNTY PLANNING COMMISSION 
September 7, 2023 

 
Cathy Zirkle, DRP Specialist III (ext. 1136) 

****************************************************************************** 
Project: The Refuge at Windmill Creek Preliminary Plat – Proposed 90 single family lot 

subdivision, on the Northwest side of Beauchamp Road, north of Racetrack Road 
(MD Route 589), Map 15 Parcels 127 and 259 Tax District 3, R-1 Rural 
Residential and RP Resource Conservation Districts (RPC Overlay Zone) 

 
SPECIFIC COMMENTS:  
 

All subdivision comments have been addressed. 
 

http://www.co.worcester.md.us/departments/drp
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TEL:410.632.1200 / FAX: 410.632.3008 
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Citizens and Government Working Together 

ZONING DIVISION 

BUILDING DIVISION 

DATA RESEARCH DIVISION 

 

ADMINISTRATIVE DIVISION 

CUSTOMER SERVICE DIVISION 

TECHNICAL SERVICES DIVISION 

 

 

WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 
August 9, 2023 

 
Cathy Zirkle, DRP Specialist III (ext. 1136) 

****************************************************************************** 
Project: Preliminary plat review for Phase II of Triple Crown Residential Planned 

Community (RPC). Proposed construction of 30 Single Family Units.  Located on 
the northerly side of Gum Point Road east of Preakness Drive, Tax Map 21, 
Parcel 322, Tax District 3, R-1 RPC Rural Residential District. 

 
SPECIFIC COMMENTS:  
 

1. Remove the road dedication statement from planning commission signature box. 
2. Please add RPC to zoning note. 
 

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

PARCEL 67 - TRIPLE CROWN ESTATES, LLC
627B OCEAN PARKWAY
BERLIN, MD 21811-1708
410-837-4787

PARCEL 74 - STEEN ASSOCIATES, INC.
627B OCEAN PARKWAY
BERLIN, MD 21811-1708
410-837-4787

VISTA DESIGN, INC.
CONTACT: STEVE ENGEL, R.L.A.
11634 WORCESTER HIGHWAY
SHOWELL, MARYLAND 21862
PHONE: (410) 352-3874
FAX: (410) 352-3875

1. TAX MAP NO. 21, PARCEL 67 & 74

2. DEED REF. : PARCEL 67 - 5856/382
PARCEL 74 - 2666/581

3. PLAT REF. : PARCEL 67 - 184/18
PARCEL 74 - NONE

4. TAX ACCOUNT ID: PARCEL 67 - 03-012433
PARCEL 74 - 03-010562

5. ZONING : PARCEL 67 - R-1 (45.424 AC) & RP (0.790 AC)
PARCEL 74 - R-1

6. SETBACS:ᴀ FRONT = 25'
SIDE = 6' (LOTS 9 & 10 HAVE 25' SODE YARD SETBAC AS ̀
SHOWN ON SHEETS 3 & 4)
REAR = 25'

7. MINIMUM LOT STANDARDS AS APPROVED BY WORCESTER COUNTY 
PLANNING COMMISSION:
LOT SIZE: 10,000 SQ.FT.
LOT WIDTH: 80'
BUILDABLE AREA: 5,100 SQ.FT.
MAXIMUM BUILDING HEIGHT 45'

8. USE: PARCEL 67 - RESIDENTIAL
PARCEL 74 - AGRICULTURAL

9. TOTAL DISTURBED AREA = 14.30 AC

10. LINEAR FOOTAGE OF ROADS
KING RICHARD ROAD = 1,801.65'
PREAKNESS DRIVE = 1,964.53'
WINNER CIRCLE CT. = 295.71'
JOCKEY COURT = 789.01'
SEATTLE SLEW LANE = 551.74'
TOTAL = 5,402.64

11. TOTAL STORMWATER MANAGEMENT AREA = 38,577 SF
TOTAL NEW IMPERVIOUS AREA = 3.86 ACRES

12. NON-TIDAL WETLANDS AREA = 54,293.83 SF (1.25 AC)
PRIVATE TIDAL WETLANDS AREA = 9,069.24 SF (0.21)

13. PUBLIC WATER & SEWER SERVICE TO BE PROVIDED BY THE WORCESTER 
COUNTY OCEAN PINES SERVICE AREA.

14. ATLANTIC COASTAL BAYS CRITICAL AREA LAND USE DESIGNATION: LDA

15. There are no known wetlands delineated within the Limit of Disturbance.

16. This site is subject to the Worcester County Forest Conservation Law. This site is 
subject to forest conservation plan No. W.C.F.C.P. #15-021. This site has been
subject to a regulated activity under the Worcester County Forest Conservation Law. A
forest conservation easement plat has been approved and is on file with the
Department of Environmental Programs. A Perpetual Protective Agreement, Deed of
Forest Conservation Easement, Worcester County, Maryland, will be recorded
simultaneously with this plat in the Land Records of Worcester County, Maryland.

17. The roads and rights-of-way in this subdivision are public, and will be constructed
according to the Worcester County Department of Public Works Road Standards.
Upon completion and inspection and acceptance by the Worcester County Department
of Public Works, they will be dedicated to the Ocean Pines Association, Inc., who will
own and maintain them.

18. Plantings/landscaping in the road rights-of-way damaged by utility or road work are the
responsibility of the owners if repair or replacement is required.

19. Per Worcester County Department of Environmental Programs memorandum dated
August 5, 2016, sixty (60) EDU's of water and sewer capacity from the Ocean Pines
Sanitary District Service Area have been assigned to this subdivision.

VICINITY MAP
1" = 2000'
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TRIPLE CROWN ESTATES
RPC STEP I PHASE II

TAX MAP 21, PARCELS 67 & 74
THIRD TAX DISTRICT, WORCESTER COUNTY MARYLAND

TRIPLE CROWN ESTATES

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. THE CONTRACTOR SHALL NOTIFY THE FOLLOWING PARTIES, THREE (3) DAYS PRIOR TO
BEGINNING ANY WOR SHOWN ON THESE DRAWINGS:ᴀ

MARVIN STEEN 410-641-7950
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.

10. 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.

11. NO CONSTRUCTION SHALL BEGIN UNTIL A PRE-CONSTRUCTION MEETING IS HELD BETWEEN
THE CONTRACTOR, OWNER, ENGINEER & THE WORCESTER COUNTY PERMIT COORDINATOR.

12. 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.

13. THERE ARE NO STEEP SLOPES WITHIN THE LIMITS OF DISTURBANCE.
14. THERE ARE NO STREAMS OR STREAM BUFFERS WITHIN THE LIMITS OF DISTURBANCE.
15. THERE ARE NO HIGHLY ERODIBLE SLOPES WITHIN THE LIMITS OF DISTURBANCE.
16. THERE ARE NO SPRINGS, SEEPS OR INTERMITTENT STREAMS WITHIN THE LIMITS OF

DISTURBANCE.
17. AN AUTOMATIC IRRIGATION SYSTEM WITH RAIN SENSORS WILL BE INSTALLED IN ALL

LANDSCAPE AREAS PER ZS 1-322(b)(7), TO BE DESIGNED BY OTHERS.
18. THERE WILL NOT BE ANY EXTERIOR STORAGE OF BOATS ON THE PROPERTY.
19. SITE PLAN & EXISTING CONDITIONS PREPARED BY SOULE & ASSOCIATES DATED AUGUST

2017.
20. PENDING PLAN APPROVAL CONSTRUCTION WILL BEGIN AND TAKE APPROXIMATELY 12

MONTHS AND BE COMPLETED IN ONE PHASE. ONCE THE RECORD PLAT IS RECORDED LOTS
WILL BE SOLD INDIVIDUALLY AND BUILDING CONSTRUCTION WILL BEGIN.

GENERAL NOTES

1. ALL PHASES OF STORMWATER MANAGEMENT CALCULATIONS, STRUCTURE DESIGN
AND CONSTRUCTION WILL ADHERE TO CURRENT WORCESTER COUNTY CODE AND
STORMWATER ORDINANCE. MARYLAND STANDARDS AND SPECIFICATIONS FOR
STORMWATER MANAGEMENT PLAN FOR THIS SITE.

2. ALL INFORMATION SET FORTH IN THIS PLAN ACCURATELY CONVEYS THIS SITE'S
CONDITIONS TO THE BEST OF MY KNOWLEDGE.

3. ALL STRUCTURAL DEVICES FOR STORMWATER MANAGEMENT WILL BE PROTECTED
BY PROPER SOIL EROSION AND SEDIMENT CONTROL DEVICES UNTIL ALL
CONTRIBUTING AREAS HAVE PASSED FINAL STABILIZATION INSPECTION.

4. UPON COMPLETION OF THE PROJECT, AN AS-CONSTRUCTED SURVEY, NOTICE OF
CONSTRUCTION COMPLETION (NOCC), AND LETTER OF CERTIFICATION MUST BE
SUBMITTED TO THE COUNTY, EXCEPT INDIVIDUAL SINGLE FAMILY DWELLINGS.
ONCE REVIEW IS COMPLETE AND APPROVED, A CERTIFICATE OF OCCUPANCY CAN
BE ISSUED.

5. THE CONTRACTOR AND OWNER SHALL PROVIDE SUPERVISION AND CERTIFICATION
OF ALL CONSTRUCTION OF STORMWATER MANAGEMENT PRACTICES THAT
PROVIDE INFILTRATION AND FILTERING, BY A PROFESSIONAL ENGINEER DULY
LICENSED IN THE STATE OF MARYLAND.

MARVIN STEEN, STEEN ASSOCIATES DATE

SWM CERTIFICATION STATEMENTS
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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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Parcel 67

Parcel 74

WORCESTER COUNTY ATLANTIC COASTAL BAYS CRITICAL AREA LAW

OCEAN PINES
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The Triple Crown Estates Homeowners Association shall be responsible for the operation and
maintenance of all Stormwater Management features within the subdivision, including the Grass Swales,
Infiltration Basins, Rooftop Disconnects and Sheet Flow to Conservation Areas, as shown on the
construction drawings.  They shall be operated and maintained per the requirements of the Maryland
Environmental Site Design Manual, as noted on the drawings.

This property lies within the Worcester County Atlantic Coastal Bays Critical Area. Any and all proposed
development activities must meet the requirements of Title 3 (Land and Water Resources), Subtitle I (Atlantic
Coastal Bays Critical Area) of the Worcester County Code of Public Laws, as from time to time amended, in
effect at the time of the proposed development activities.

PHASE-2 LINE

FLOOD ZONE
This site is located within Flood Zone "X", Areas determined to be outside of the
0.2% Annual Chance Floodplain per FIRM Map #24047C0160H, Effective Date
July 16, 2015

NOTE: The nontidal wetlands line as delineated by Spencer Rowe, Inc. and dated May 3, 2003 and as shown hereon has
not been verified by regulatory authorities and therefore may or may not be valid for site development. At the time of site
development, the nontidal wetland may be required to be verified in the field by the appropriate government agency.
Development shall be required to comply with all regulations and permitting in effect at that time. Any reduction in
buildable area below the statutorily prescribed minimum as a result of future regulatory verification or regulation or a
change in topography may render the lot or lots as shown hereon unbuildable. The approval of this subdivision shall not
constitute a representation, guarantee or warranty of any kind by Worcester County or by any official or employee thereof
of the practicality, buildability or safety of any proposed use and shall create no liability upon the County, its officials or
employees.

OPEN SPACE CALCULATIONS

Total Site Area: 92.037 Acres

Required Open Space Area: 92.037 Acres x 30% = 27.611 Acres

Reuired Open Space:ᴀ
Active = 27.611 Acres x 10% = 2.761 Acres
Passive = 27.611 Acres x 20% = 5.522 Acres
Natural = 27.611 Acres x 50% = 13.806 Acres

Total Open Space Provided = 46.995 Acres (51.06%)

Provided Open Space:
Active = 3.458 Acres (12.5%)
Passive = 11.405 Acres (41.3%)
Natural = 32.132 Acres (116.4%)

DENSITY CALCULATIONS

Total Site Area = 92.037 Acres
Gross Lot Area = 92.037 Acres - 0.790 Acres (RP Zoning) = 91.958 Acres

Permitted Density (R-1 Zoning) = One Unit/Acre

Proposed Number of Residential Lots = 60

Proposed Density = 60 Lots/91.958 Acres = 0.65 Lots/Acre

USE CALCULATIONS

Total Site Area = 92.037 Acres

Permitted Areas of Use:
Residential = 92.037 Acres x 70% max. = 64.426 Acres
Open Space = 92.037 Acres x 30% min. = 27.611 Acres

Proposed Residential Areas of Use:
Residential Lot Area (Phase-1) = 10.102 Acres
Residential Lot Area (Phase-2) = 11.931 Acres
Street Right of Way Area = 6.354 Acres

Total Proposed Residential Areas of Use = 28.387 Acres (30.84%)

Proposed Open Space Area of Use = 46.995 Acres (51.06%)
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STORM DRAIN STRUCTURE SCHEDULE
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Now or Formerly:
Gidge LLC

Tax Map 21, Parcel 180
Tax ID: 03-011518

Deed Ref.: 6572/145
Zoned: R-1

Use: Residential

Now or Formerly:
Mid Delmarva Family YMCA

Tax Map 21, Parcel 118
Tax ID: 03-011259

Deed Ref.: 3767/497
Zoned: R-1

Use: Vacant

Now or Formerly:
William J. Helms III

Tax Map 21, Parcel 135
Tax ID: 03-012654

Deed Ref.: 3808/249
Zoned: R-1

Use: Residential

Now or Formerly:
David S. Smith & George E. Smith

Tax Map 21, Parcel 34
Tax ID: 03-012662

Deed Ref.: 6446/214
Zoned: C-2

Use: Commercial

Now or Formerly:
Flat Calm, LLC

Tax Map 21, Parcel 15, Tax ID: 03-011488
Deed Ref.: 6724/405

Zoned: C-2, Use: Commercial

Now or Formerly:
Frank J. Himes. Trustee
Tax Map 21, Parcel 27

Tax ID: 03-012689
Deed Ref.: 6591/359

Zoned: C-2
Use: Residential

Now or Formerly:
George E. & Mildred E. Parsons

Tax Map 21, Parcel 72
Tax ID: 03-011933
Deed Ref.: 101/146

Zoned: A-1
Use: Commercial

Now or Formerly:
Joyce Melocik, Marie L. Butta

& John Sancandi, Jr.
Tax Map 21, Parcel 236

Tax ID 03-012352
Deed Ref.: 1828/518

Zoned: R-1
Use: Vacant

Now or Formerly:
Steen Associates, Inc.

Tax Map 21, Parcel 237
Tax ID: 03-011267
Deed Ref.: 2758/85

Zoned: R-1
Use: Residential

Now or Formerly:
Silver Fox, LLC

Tax Map 21, Parcel 66
Agricultural Parcel A
Tax ID: 03-169855

Deed Ref.: 4956/440
Zoned A-1

Use: Residential

Now or Formerly:
Burbage/Melson, Inc.

Tax Map 21, Parcel 66
Agricultural Parcel B
Tax Id: 03-169863

Deed Ref.: 3971/220
Zoned A-1

Use: Residential

OCEAN PINES - SECTION 10
Plat Ref.: 14/45-65

Zoned: R-2
Use: Residential

Now or Formerly:
Nancy H. Dorman

Tax Map 21, Parcel 116
Tax ID: 03-010864

Deed Ref.: 1370/133
Zoned: R-1

Use: Residential

Now or Formerly:
Mid Delmarva Family YMCA

Tax Map 21, Parcel 118
Tax ID: 03-011259

Deed Ref.: 3767/497
Zoned: R-1

Use: Vacant
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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
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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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Existing Woods Line
Existing Shoreline/Top of Bank
Non-Tidal Wetlands Line
Non-Tidal Wetlands/Stream Buffer Line
Tidal Wetlands Buffer Line
Coastal Bays Critical Area Line

Adjoining Property/R.O.W. Lines
Existing Individual Trees

Iron Pipe Found
Iron Rod Found
Iron Axle Found
Stone Found
Existing Transformer
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Utility Easement

20' Wide Gas Line Easement

Steen Associates, Inc.

Steven J. & Billie C. Ashcraft
Richard Lee Ropp

Yat Biu Yeuhg & Zhu Yan Feng
Robin P. & Nicola M. Boehm

John I. Nickel
Bruce H. & Cheryl C. Clark

Edward D. Burke

Wayne F. & Elaine L. Hoke
Charlotte Powell

1
2
3
4
5
6
7
8
9

10
11
12

21 134 2609/128 R-1 Residential
OWNER (N/F) TAX MAP PARCEL DEED REF. ZONED USE

Laura Didio 21 289 4457/370 R-1 Residential
21 310, Lot 1 2956/399 R-1 Residential
21 310, Lot 2 2797/162 R-1 Residential
21 310, Lot 3 5942/321 R-1 Residential
21 310, Lot 4 4583/361 R-1 Residential
21 184 6713/474 R-1 Residential
21 98 2196/53 R-1 Commercial

Bruce H. & Cheryl C. Clark 21 177 2196/53 R-1 Commercial
21 225 323/92 R-1 Residential
21 100 1463/446 R-1 Residential
21 222 6567/368 R-1 Residential

ADJOINING PROPERTY INFO.

LINE TABLE
LINE BEARING DISTANCE

L1 N 63°26'06" W 129.49'
L2 N 33°39'30" E 58.79'
L3 N 44°59'57" E 116.98'
L4 N 65°15'27" E 46.62'
L5 N 83°34'36" E 42.91'
L6 N 77°26'18" E 36.34'
L7 N 25°03'23" E 37.04'
L8 N 04°42'51" E 75.59'
L9 S 68°01'31" E 162.58'
L10 S 78°15'17" E 236.85'
L11 N 40°57'18" E 200.23'
L12 N 19°37'29" E 66.16'
L13 S 89°56'28" E 104.65'
L14 N 62°03'43" E 132.26'
L15 N 02°42'28" W 139.15'
L16 S 76°27'44" W 49.37'
L17 N 45°59'27" W 155.94'
L18 S 53°47'22" W 31.35'
L19 S 79°35'22" W 123.22'
L20 N 89°51'38" W 67.38'
L21 S 75°39'22" W 125.81'
L22 S 77°14'22" W 147.00'
L23 S 21°14'22" W 88.83'
L24 N 48°41'50" W 86.52'
L25 N 60°26'52" W 51.80'
L26 N 66°39'02" E 189.68'
L27 N 69°02'04" W 33.00'

CURVE TABLE
CURVE RAD . ARC ChL ChB

C1 25.00' 7031'44"Ԁ 30.77' 28.87' S 58°22'25" W
C2 50.00' 25031'44"Ԁ 218.63' 81.65' N 31°37'35" W

TAX ACCOUNT ID
03-011194
03-131971
03-146758
03-146766
03-146774
03-146782
03-011801

03-010902
03-010880

03-011321
03-011313
03-012530

William C. & Elizabeth A. Esposito13 21 224, Lot 95 R-2 Residential03-103722
James Marple & Paula Stant14 21 224, Lot 96 R-2 Residential03-111296

John B. & Helen A. Coles15 21 224, Lot 97 R-2 Residential03-098982
Ocean Pines Association, Inc.16 21 224 R-2 Vacant03-112497

Matthew W. Spurrier17 21 224, Lot 596 R-2 Residential03-102114
Donald E. & Peggyann M. Brown18 21 224, Lot 597 R-2 Residential03-096076

Ocean Pines Association, Inc19 21 224, Lot 598 R-2 Vacant03-106136
Deborah S. Sheehan20 21 224, Lot 599 R-2 Residential03-108058

1084/444
4592/66

2205/526
493/387

4749/742
5830/199

487/70
2466/104
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INFILTRATION BASIN-3

LOT 31
11,605 S.F.
0.266 AC.

LOT 32
11,605 S.F.
0.266 AC.

LOT 33
13,937 S.F.
0.320 AC.

LOT 34
15,303 S.F.
0.351 AC.

LOT 35
14,076 S.F.
0.323 AC.

LOT 36
12,652 S.F.
0.290 AC.

LOT 37
10,000 S.F.
0.230 AC.

LOT 38
12,617 S.F.
0.290AC.

LOT 39
13,692 S.F.
0.314 AC.

LOT 40
23,132 S.F.
0.531 AC.

LOT 41
17,000 S.F.
0.390 AC.

LOT 42
17,000 S.F.
0.390 AC.

LOT 43
17,000 S.F.
0.390 AC.

LOT 44
17,000 S.F.
0.390 AC.

LOT 45
17,000 S.F.
0.390 AC.

LOT 46
16,188 S.F.
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LOT 47
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LOT 48
27,210 S.F.
0.625 AC.
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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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STORM DRAIN STRUCTURE SCHEDULE

NAME

FES G-1

FES G-2

FES H-1

FES H-2

FES I-1

FES I-2

TYPE

24" HDPE FLARED END SECTION
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0.99%

INVERT IN

9.30'

10.00'

7.00'

INVERT OUT

8.70'

9.80'
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ESDv DATA
ESDv

PRACTICE
CONTRIBUTING

AREA (AC) IMPERVIOUS (AC) ESDv CREDITS
(CFS)

ROOFTOP
DISCONNECT 2.26 2.26 (100%) 13,192

NON
ROOFTOP

DISCONNECT
0.18 0.18 (100%) 1,069

GRASS
SWALE 8.31 3.16 (38%) 4,957

INFILTRATION
BASIN-3 8.31 3.16 (38%) 15,662

TOTAL 34,880

SOILS

SOIL TYPE SOIL DESCRIPTION
HYDROLOGIC
SOIL GROUP

RATING

PERCENT
OF SITE

FadA
FALLSINGTON SANDY LOAMS, 0 TO 2

PERCENT SLOPES, NORTHERN TIDEWATER
AREA

B/D 51.1%

MuA MULLICA-BERRYLAND COMPLEX, 0 TO 2
PERCENT SLOPES A/D 6.40%

WddA
WOODSTOWN SANDY LOAM, 0 TO 2

PERCENT SLOPES NORTHERN TIDEWATER
AREA

C 37.6%

WddB
WOODSTOWN SANDY LOAM, 2 TO 5

PERCENT SLOPES, NORTHERN TIDEWATER
AREA

C 4.9%

Area Treated By Rooftop Disconnect
(Fully Treated)

Area Treated Rooftop Disconnect to Road
Side Grass Swale

Infiltration Basin Drainage Area

Showing Direction of flow

Grass Swale

Lot Lines

Non-Tidal Wetlands

25' Non-Tidal Wetland Buffer

Tidal Wetlands

FEMA FLOOD ZONE

100 Ft. Stream Buffer

1,000 Ft. Critical Area Boundary

FEMA Flood Lines

Proposed Storm Drain Pipe

Time of Concentration

Limit of Disturbance

Existing 1x Contour

Existing 5x Contour

Proposed 1x Contour

Proposed 5x Contour

Proposed Roadway

Watershed Delineation

9
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Drainage Easement

10' Utility Easement



Area Treated By Non Rooftop Disconnect
(Fully Treated)

DRAINAGE AREA LEGEND:

LEGEND

SITE DATA
SITE AREA (LIMIT OF
DISTURBANCE) (AC) 14.30

EXISTING IMPERVIOUS
WITHIN LOD (AC) (%) 0.0 (0%)

PROPOSED IMPERVIOUS
WITHIN LOD (AC) (%) 3.86 (27%)

REQUIRED WATER QUALITY
VOLUME, WQv (CF) 24,293

PROVIDED WATER QUALITY
VOLUME, WQv (CF) 33,325
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NOTE:
1. REFER TO DETAIL 2/ C201 FOR STONE WEIR OUTLET

STRUCTURE
2. FOR INFILTRATION BASIN PLANTING STABILIZE WITH

PERMANENT SEED MIX NO. 9 AS SEEN ON SHEET C 502.
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20' DRAINAGE  EASEMENT ± 50' GRASS LINED
SWALE 3:1 SIDE
SLOPES @ 2%

300' TIDAL BUFFER

4' WIDE STONE WEIR
OUTFALL

CLASS 0 RIP RAP (4"=7")
L=20'

W=10'

100' STREAM
BUFFER

15'

PI
PE

 I

PR FES I-2
INV IN: 5.50

PR FES I-1
INV OUT: 7.00

6

8

9

7

8

8

9

10

7

6

SCALE: 1" = 10'

0 5 10 20 30

PR
O

JE
C

T
 D

A
T

A

Fi
le

 N
am

e:

D
at

e:

Sc
al

e:

R
EV

IS
IO

N
S

NORTH

Sheet No.:

Pr
oj

ec
t N

o.
:

VVIS
T

A
D

E 
S 

I G
 N

,I
N

C
.

PR
 S

T
R

M
 0

91
72

0.
dw

g

NOTE:
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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.

L

A
EEEEEEEEEEEEEEEEEEEEEE

I
T

H

C

R
P

CSDN

E

A

A

T

C

M

T

LEGNE
D

NEVESL

8073
#

E SNECI

TS

YL

ND A

RA
F

O
ETA

3

S
ON

CVTO
NO

ITSANONOC

A
V

T
S

T
A

TNVLOV B

I

A

S

33
1
6

2

FA
TT
I

M
A
SC
H
II

PA
RO

LE

FE
M
IN
E

En
gi

ne
er

s •
 A

rc
hi

te
ct

s •
 S

ur
ve

yo
rs

 •
  L

an
ds

ca
pe

 A
rc

hi
te

ct
s

La
nd

 P
la

nn
in

g 
C

on
su

lta
nt

s •
 G

IS
 S

er
vi

ce
s

11
63

4 
W

or
ce

st
er

 H
w

y,
 S

ho
w

el
l, 

M
D

 2
18

62
Ph

. 4
10

-3
52

-3
87

4 
• 

Fa
x 

41
0-

35
2-

38
75

 •
 w

w
w

.vi
st

ad
es

ig
ni

nc
.co

m

T
R

IP
LE

C
R

O
W

N
ES

T
A

T
ES

PH
A

SE
 2

ST
O

R
M

W
A

T
ER

M
A

N
A

G
EM

EN
T

 
D

ET
A

IL
S

C 201

W
O

R
C

ES
T

ER
 C

O
U

N
T

Y
, M

D

19
-0

29

07
/2

7/
21

INFILTRATION BASIN-3
NOT TO SCALE

1
C 201

STONE WEIR OUTFALL
NOT TO SCALE

2
C 201



GW EL. 3.00'

10-YR ELEV. 7.97'

2-YR ELEV. 6.77'

INFILTRATION BED

NON-WOVEN
GEOTEXTILE FABRIC

(SIDES AND BOTTOM)

24" HDPE INFLOW

BOTTOM EL. 5.25

MDE D-4-2
PLUNGE POOL

NOTE:
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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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INFILTRATION BASIN-1
NOT TO SCALE

1
C 202

MIN. 12' FOR PARTIAL CREDIT
MAX. 60' FOR FULL CREDIT

GRASSED LAWN

SPLASH BLOCK

DOWNSPOUT

EXTERIOR WALL
OF HOUSE

TYPICAL ROOFTOP DISCONNECTION
DETAIL
SCALE: 14" = 1'

3:1 3:1

2' BOTTOM WIDTH

MAX. FLOW DEPTH
OF 4" FOR ESDv TREATMENT

TYPICAL GRASS SWALE DETAIL
SCALE: 14" = 1'

OPERATION  AND  MAINTENANCE  FOR  INFILTRATION BASINS

Construction Criteria:
The following items should be addressed during the construction of projects with infiltration basins:
· Site Disturbance: All on-site disturbed areas should be stabilized prior to allowing runoff to enter the newly constructed infiltration facility.
· Erosion and Sediment Control: The proposed location of  infiltration basins shall be protected during construction. Surface runoff shall be diverted

away from the practice during grading operations. Flow splitters and other conveyance infrastructure shall be blocked.
· Infiltration basin construction shall be performed with lightweight, wide-tracked equipment to minimize disturbance and compaction. Excavated

materials shall be placed in a contained area. Any pumping operations shall discharge filtered water to a stable outlet.
· During mass grading operations and roadway construction sediments basins should be dug two feet above bottom of proposed infiltration basin

depth. Before construction of infiltration basins a dense and vigorous vegetative cover must be established over the entire drainage area and
contributing grass swales.

· Stabilize the basins with permanent seeding mixture No. 9 as seen on the table on sheet C-502.

Inspection:
Regular inspections shall be made during the following stages of construction:
· During mass grading operations while areas are used as sediment traps.
· During excavation to subgrade.
· During construction of any appurtenant conveyance systems such as diversion structures, inlets, outlets, and flow distribution structures.
· Upon completion of final grading and establishment of permanent stabilization, and before allowing runoff to enter the wetland.

Maintenance Criteria:
The following items should be addressed to ensure proper maintenance and long-term performance of infiltration basins:
· Privately owned practices shall have a maintenance plan and shall be protected by easement, deed restriction, ordinance, or other legal

measures preventing its neglect, adverse alteration, and removal.
· During the first year of operation, inspections should be conducted after every major storm and poorly established areas revegetated.
· Sediment accumulation in the grass swales and inflow plunge pool areas should be removed as necessary.
· Signs of uneven flow distribution within the basin may mean that the infiltration layer is clogged. These areas must be dug out and replaced with

suitable material.
· A permanent vegetative cover should be maintained through the life of the facility with plantings replaced as needed. Refer to table on sheet C

502 for maintenance of permanent seeding.
· Inlets and outlets to each infiltration basin should be free from debris to prevent clogging.
· Erosion at inflow points should be repaired. Flow splitters should be functional to prevent bypassing of the facility.

OPERATION  AND  MAINTENANCE  FOR  GRASS SWALES
Construction Criteria:
Construction specifications for swales can be found in Appendix B.3. In addition, the following
items should be addressed during the construction of projects with swales:
· Erosion and Sediment Control: Swales are often used for conveying runoff to sediment

trapping devices during site construction. Care should be taken to ensure proper construction
where stormwater management swales are used for this purpose. After the drainage area is
completely stabilized, accumulated sediment should be removed and the swale excavated to
the required dimensions. Any required infrastructure (e.g., check dams, underdrains) may
then be installed, the bottom and side slopes scarified, and a good stand of vegetation
established.

Inspection:
Regular inspections shall be made during the following stages of construction:
· During placement and backfill of underdrains and the installation of diaphragms, forebays,

check dams, or weirs.
· Upon completion of final grading and establishment of permanent stabilization.

Maintenance Criteria:
The following items should be addressed to ensure proper maintenance and long-term
performance of swales:
· For grassed swales, regular mowing (at least bi-annually) is critical in order to reduce

competition from weeds and irrigation may be needed during dry weather to establish
vegetation. Sparsely vegetated areas need to be re-seeded to maintain dense coverage.

· If water does not drain within 48 hours, the bottom soil should be tilled and revegetated.
· Inspections should be performed once a year to assess slope integrity, vegetative health, soil

stability, compaction, erosion, ponding, and sedimentation. Periodic removal of sediment,
litter, or obstructions should be done as needed. Eroded side slopes and the swale bottom
should be repaired and stabilized where needed.
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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
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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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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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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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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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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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Chris Clasing, P.E.                                         Date
Deputy Director of Public Works
Director of Water and Wastewater Services
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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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APPROVED:
WORCESTER  COUNTY  DEPARTMENT  OF  PUBLIC  WORKS

                                                                
Dallas Baker Jr., P.E.           Date
Director of Public Works

                                                                 
Chris Clasing, P.E.                                         Date
Deputy Director of Public Works
Director of Water and Wastewater Services

NOTES:
1. Per Worcester County Department of Environmental Programs memorandum

dated August 5, 2016, sixty (60) EDU's of water and sewer capacity from the
Ocean Pines Sanitary District Service Area have been assigned to this
subdivision.

2. 10' minimum separation distance between water & sewer lines.
3. 5' minimum separation between existing force main and proposed force main.
4. Cover over water mains to be 3' min. and 4' max.
5. Water services tubing to be HDPE SDR 9.
6. Fire hydrants shall be Kennedy, Clow or Mueller.
7. Water meter and individual service lines to be 1" minimum.
8. Water meters to be Neptune R-900 w/ radio read e-coder.
9. Low pressure sewer main to be HDPE SDR 9.
10. All single family lots shall be protected by an automatic sprinkler system in

accordance with NFPA 13D, "Standard for the Installation of Sprinkler Systems on
One and Two Family Dwelling and Manufactured Homes."

11. Emergency Gate to be electronically controlled to open upon use of an emergency
siren (SOS Gate Controller).

12. Fire hydrants shall be located within 3' of edge of pavement.
13. Total Number of Fire Hydrants = 10
14. The 6" force main shown is existing and serves the Ocean Downs Casino

property. The alignment shown is As-Built and according to information supplied
by John salm engineering, inc.  Contractor to use all due care to avoid disturbing
existing utilities.  Contractor to verify location exact utility locations.  Contractor is
responsible to immediately repair any utilities damaged at their own expense.

AutoCAD SHX Text
DH071-129  OR EQUIVALENT GRINDER PUMP

AutoCAD SHX Text
Not to Scale

AutoCAD SHX Text
DH071-129  OR EQUIVALENT GRINDER PUMP

AutoCAD SHX Text
Not to Scale

AutoCAD SHX Text
TYPICAL CLEANOUT ON LPSS MAIN

AutoCAD SHX Text
Not to Scale

AutoCAD SHX Text
DH071-129 FOR SINGLE HOME  OR EQUIVALENT GRINDER PUMP

AutoCAD SHX Text
Not to Scale
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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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Dallas Baker Jr., P.E.           Date
Director of Public Works

                                                                 
Chris Clasing, P.E.                                         Date
Deputy Director of Public Works
Director of Water and Wastewater Services
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compliance with the occupational safety and health act of 1970 and all rules and regulations thereto appurtenant.
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compliance with the occupational safety and health act of 1970 and all rules and regulations thereto appurtenant.
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SOIL  EROSION  AND  SEDIMENT  CONTROL  NOTES
1. The Contractor shall contact the Worcester County Department of Environmental Programs at 410-632-1220 at least five

days prior to start of construction.
2. Limits of soil disturbance, grading, paving and/or seeding/stabilization include all areas within the limits as shown.
3. Temporary erosion control devices shall be placed prior to grading. They shall be constructed and maintained in

accordance with "2011 Maryland Standards & Specifications For Soil Erosion & Sediment Control Handbook", and
Worcester County Requirements.

4. All sediment control devices shall be cleaned periodically during construction to insure their integrity and proper function.
5. All areas shall be permanently or temporarily stabilized according to the "2011 Maryland Standards & Specifications For

Soil Erosion & Sediment Control Section G, Vegetative Practices", when site development work, grading or other earth
disturbance activities cease to be continuous for more than 14 days.

6. All sediment control devices shall remain in operation until construction project is fully stabilized by vegetation or paving
and free from sediment.

7. Periodic inspection and maintenance of all sediment control devices must be provided to insure the intended purpose is
accomplished.

8. During the layout of the sediment control devices shown on plans, field adjustments shall be made to insure that proper
placement has been made to arrest and control any sediment that could leave the construction site.

9. Public roads and other right-of-ways will be kept free of sediment deposits left from heavy truck traffic leaving the
construction site.

10. Permanent stabilization: all areas not to be sodded or paved shall be seeded and mulched in accordance with the above
referenced standards and specifications.

11. Following initial soil disturbance or re-disturbance, permanent or temporary stabilization shall be completed within three
(3) calendar days as to the surface of all perimeter dikes, swales, ditches, perimeter slopes, and all slopes greater than 3
horizontal to 1 vertical (3:1)Ḁ and seven (7) calendar days as to all other disturbed or graded areas on the project site not
under active grading. The requirements of this subparagraph do not apply to those areas which are shown on the plan
and are currently being used for material storage or for those areas on which actual construction activities are currently
being performed or to interior areas of a surface mine site where the stabilization material would contaminate the
recoverable resource. Maintenance shall be performed as necessary to ensure that stabilized areas continuously meet
the appropriate requirements of the "2011 Maryland Standards & Specifications For Soil Erosion & Sediment Control",
which is incorporated by reference in Regulation.

12. The owner/developer or representative is to contact the appropriate enforcement  authority or its agent at the following
stages of the project:

a. Prior to the start of earth disturbance,
b. Upon completion of the installation of perimeter erosion and sediment        controls, but before proceeding

with any other earth disturbance or grading,
c. Prior to the start of another phase of construction or opening of another
   grading unit,
d. Prior to the removal of sediment control practices.

13. Approved plans remain valid for 2 years from the date of approval, except surface mines and landfill plans which remain
valid for 5 years from the date unless specifically extended or renewed by the approval authority.

14. A Maryland Department of the Environment Notice Of Intent (NOI) General Permit for Construction Activity is required
for all construction activity in Maryland with a planned total disturbance of 1 acre or more.

15. As mandated by the Notice of Intent (NOI) General Permit issued by the Maryland Department of the Environment, an
inspection must be performed onsite of all sediment controls on a weekly basis and after every rainfall event. All self
inspections must be maintained along with all applicable governing agency inspection reports in a log book, to be kept
onsite at all times.

16. All disturbed areas that are not paved or stoned shall be seeded and mulched. Provide permanent seeding mix of 3.4
lbs/1000 sf of Hard Fescue. Straw mulch shall be spread at the rate of 2 tons/acre. Mulch shall be applied to a uniform
loose depth of between 1" and 2". Mulch shall achieve a uniform distribution and depth so that the soil is not exposed. If
a mulch anchoring tool is to be used, the rate should be increased to 2.5 tons/acre.

17. All sediment spilled, dropped, or tracked onto public right-of-ways shall be removed immediately by vacuum sweeping,
scraping, or sweeping.

SEQUENCE  OF  CONSTRUCTION
1. 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 AN IMMEDIATE "STOP WOR ORDER"Ԁ

2. Clearing and grubbing as necessary for the installation of perimeter controls.

3. Install silt fence. Install stabilized construction entrance. Install temporary orange construction fence
around infiltration basins areas to protect during construction. Install inlet protection at existing inlets
where shown.

4. Install sediment traps and outfalls.

5. Contact Worcester County upon completion of the installation of perimeter erosion and sediment
controls. Proceed upon approval of the inspection agency.

6. Complete clearing and grubbing of site according to plans.

7. Strip topsoil and stockpile where indicated on plans.

8. Grade areas according to plan.

9. Spread topsoil to a uniform depth of 4" and stabilize site. Provide permanent seeding mix as shown
on permanent seeding summary chart, this page. Straw mulch shall be spread at the rate of 2
tons/acre. Mulch shall be applied to a uniform loose depth of between 1" and 2". Mulch shall
achieve a uniform distribution and depth so that the soil is not exposed. If a mulch anchoring tool is
used, the rate should be increased to 2.5 tons/acre. Stabilize to 95% coverage before proceeding
with item 9. Stabilize roadway areas with gravel.

10. Install drainage pipes, and control structures. Install other utilities. Stabilize areas within 48 hours of
installation. All pipe/utility work outside of perimeter control shall be backfilled, compacted and
stabilized by an approved method at the end of each work day. Only that area which is necessary
for daily pipe/utility installation shall be excavated. All spoil shall be placed on the uphill slope of
disturbance where feasible. If the contractor requests, and the erosion and sediment control
inspector grants that the disturbed area be left open, then further perimeter control measures (silt
fence) will be required on the downhill slope.

11. Install pavement on stabilized road areas.

12. Construct, stabilized and plant grass-swales along roadways.

13. Remove sediment traps and outfalls.

14. Construct infiltration basins and grade grass swale outfall. Stabilize infiltration basin with permanent
seed mix specified on SC-4.

15. Contact Worcester County once site is stabilized for approval prior to removal of sediment controls.

16. Remove controls, inlet protection, silt fence, etc. upon approval of Department of Environmental
Programs.

17. Stabilize areas disturbed by removal of silt fence.

STANDARD  EROSION  AND  SEDIMENT  CONTROL  NOTES
1. The Contractor shall notify Worcester County at (410) 632-1200 seven (7) days before commencing any land disturbing

activity and, unless waived by Worcester County, shall be required to hold a pre-construction meeting between project
representatives and a representative of Worcester County.

2. The Contractor must notify Worcester County in writing and by the telephone at the following points:
A. The required pre-construction meeting.
B. Following installation of sediment control measures.
C. During the installation of sediment basins (to be converted into permanent stormwater management structures) at

the required inspection points (see inspection checklist on plan). Notification prior to commencing construction of
each step is mandatory.

D. Prior to removal or modification of any sediment control structure(s).
E. Prior to removal of all sediment control devices.
F. Prior to final acceptance.

3. The Contractor shall construct all erosion and sediment control measures per the approved plan and construction
sequence and shall have them inspected and approved by the Worcester County Inspector prior to beginning any other
land disturbances. Minor sediment control device location adjustments may be made in the field with the approval of the
WMA inspector. The Contractor shall ensure that all runoff from disturbed areas is directed to the sediment control
devices and shall not remove any erosion or sediment control measure without prior permission from the Worcester
County Inspector and Agency Inspector. The Contractor must obtain prior Agency and Worcester County approval for
changes to the sediment control plan and/or sequence of construction.

4. The Contractor shall protect all points of construction ingress and egress to prevent the deposition of materials onto
roads. All materials deposited onto roads shall be removed, immediately.

5. The Contractor shall inspect daily and maintain continuously in an effective operating condition all erosion and sediment
control measures until such time as they are removed with prior permission from the Worcester County Inspector.

6. All sediment basins, trap embankments and slopes, perimeter dikes, swales and all disturbed slopes steeper or equal to
3:1 shall be stabilized with sod or seed and anchored straw mulch or other approved stabilization measures, as soon as
possible but no later than seven (7) calendar days after establishment. All areas disturbed outside of the perimeter
sediment control system must be minimized. Maintenance must be performed as necessary to ensure continued
stabilization.  (Requirement for stabilization may be reduced to three (3) days for sensitive areas)

7. The Contractor shall apply sod or seed and anchored straw mulch, or other approved stabilization measures to all
disturbed areas and stockpiles within fourteen (14) calendar days after stripping and grading activities have ceased in
the area. Maintenance shall be performed as necessary to ensure continued stabilization. (Requirement may be reduced
to seven (7) days for sensitive areas)

8. Prior to removal of sediment control measures, the Contractor shall stabilize and have established permanent
stabilization for all contributory disturbed areas using sod or an approved permanent seed mixture with required soil
amendments and an approved anchored mulch. Wood fiber mulch may only be used in seeding season where the slope
does not exceed (10%) and grading has been done to promote sheet flow drainage. Areas brought to finished grade
during the seeding season shall be permanently stabilized as soon as possible, but no later than fourteen (14) calendar
days after establishment. When property is brought to finished grade during the months of November through February,
and permanent stabilization is found to be impractical, temporary seed and anchored straw mulch shall be applied to
disturbed areas. The final permanent stabilization of such property shall be applied by March 15 or earlier if ground and
weather conditions allow.

9. The site's approval letter, approved erosion and sediment control plans, daily log books and test reports shall be
available at the site for inspection by duly authorized officials of Worcester County and Agency responsible for project.

10. Surface drainage flows over unstabilized cut and fill slopes shall be controlled by either preventing drainage flows from
transversing the slopes or by installing protective devices to lower the water downslope without causing erosion. Dikes
shall be installed and maintained at the top of cut or fill slopes until the slope and drainage area to it are fully stabilized,
at which time they must be removed and final grading done to promote sheet flow drainage. Protective methods must be
provided at points of concentrated flow where erosion is likely to occur.

11. Permanent swales or other points of concentrated water flow shall be stabilized with sod or seed with an approved
erosion control matting, riprap or by other approved stabilization measures.

12. Temporary sediment control devices may be removed, with permission of the Worcester County Inspector and Agency
Inspectors, within thirty (30) calendar days following establishment of permanent stabilization in all contributory drainage
areas. Stormwater management structures used temporarily for sediment control shall be converted to the permanent
configuration within this time period as well.

13. No permanent cut or fill slope with a gradient steeper than 3:1 will be permitted in lawn maintenance areas. A slope
gradient of up to 2:1 will be permitted in non-maintenance areas provided that those areas are indicated on the erosion
and sediment control plan with a low-maintenance ground cover specified for permanent stabilization. Slope gradient
steeper than 2:1 will not be permitted with vegetative stabilization.

14. For finished grading, the Contractor shall provide adequate gradients so as to prevent water from standing on the
surface more than twenty four (24) hours after the end of a rainfall except in designated drainage courses and swale
flow areas which may drain as long as forty-eight (48) hours after the end of a rainfall. Areas designed to have standing
water shall not be required to meet this requirement.

15. Sediment traps or basins are not permitted within 20 feet of a foundation which is existing or under construction. No
structure may be constructed within 20 feet of an active sediment trap or basin.

16. The Worcester County Inspector has the option of requiring additional safety or sediment control measures, if deemed
necessary.

17. All trap depth dimensions are relative to the outlet elevation. All traps must have a stable outfall. All traps and basins
shall have stable inflow points.

18. Vegetative stabilization shall be performed in accordance with the standards and specifications for soil erosion and
sediment control. Refer to appropriate specifications for temporary seeding, permanent seeding, mulching, sodding and
ground covers.

19. Sediment shall be removed and the trap or basin restored to the original dimensions when sediment has accumulated to
one quarter of the total depth of the trap or basin. Total depth shall be measured from the trap or basin bottom to the
crest of the outlet.

20. Sediment removed from traps (and basins) shall be placed and stabilized in approved areas, but not within a floodplain,
wetland or tree-save area. When pumping sediment laden water, the discharge must be directed to a sediment trapping
device prior to release from the site. A sump pit may be used if sediment traps themselves are being pumped out.

21. All water removed from excavated areas (e.g. utility trenches) shall be passed through an approved dewatering practice
or pumped to a sediment trap or basin prior to discharge from the site (i.e. via functional storm drain system or to stable
ground surface).

22. Sediment control for utility construction for areas outside of designed controls or as directed by Engineer or WMA
Inspector:
A. Call "Miss Utility" at 1-800-441-8355 48 hours prior to the start of work.
B. Excavated trench material shall be placed on the high side of the trench.
C. Trenches for utility installation shall be backfilled, compacted and stabilized at the end of each working day. No

more trench shall be opened than can be completed the same day, unlessḀ
D. Temporary silt fence shall be placed immediately downstream of any disturbed area intended to remain disturbed

for more than one day.

23. Where deemed appropriate by the Engineer or Inspector, sediment basins and traps may need to be surrounded with an
approved safety fence. The fence must conform to local ordinances and regulations. The Developer or Owner shall
check with local building officials on applicable safety requirements.  where safety fence is deemed appropriate and local
ordinances do not specify fencing sizes and types, the following shall be used as a minimum standard: The safety fence
must be made of welded wire and at least 42 inches high, have posts spaced no farther apart than 8 feet, have mesh
openings no greater than 2 inches in width and 4 inches in height with a minimum of 14 gauge wire. Safety fence must
be maintained and in good condition at all times.

24. Off-site spoil or borrow areas on State or Federal property must have prior approval by Worcester County and other
applicable State, Federal and local agencies, otherwise, approval must be granted by the local authorities. All waste and
borrow areas off-site must be protected by sediment control measures and stabilized.

25. For sites where infiltration devices are used for the control of stormwater, extreme care must be taken to prevent runoff
from unstabilized areas from entering the structure during construction. Sediment control devices placed in infiltration
areas must have bottom elevations at least two (2) feet higher than the finish grade bottom elevation of the infiltration
practice. When converting a sediment trap to an infiltration device, all accumulated sediment must be removed and
disposed of prior to final grading of infiltration device.

26. When a storm drain system outfall is directed to a sediment trap or sediment basin and the system is to be used for
temporary conveying sediment laden water, all storm drain inlets in non-sump areas shall have temporary asphalt berms
constructed at the time of base paving to direct gutter flow into the inlets to avoid surcharging and overflow of inlets in
sump areas.

27. See cover sheet for site information.
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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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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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AREA TABLE FOR CRITICAL AREA FOR PARCELS 67 AND 74:
· TOTAL SITE AREA: 92.04 ACRES

· TOTAL CRITICAL AREA -
LIMITED DEVELOPMENT AREA (LDA): 55.60 ACRES

 
AREAS WITHIN CRITICAL AREA (LDA):
· EXISTING FOREST: 26.49 ACRES
· FOREST PLANTED IN PHASE 1:        5.40 ACRES
· EXISTING FOREST TO REMAIN: 31.89 ACRES

· PROPOSED FOREST PLANTING AREA PHASE 2:  0.00 ACRES

· EXISTING IMPERVIOUS SURFACE - PHASE 1:   2.39 ACRES
·

· PROPOSED IMPERVIOUS SURFACE - PHASE 2:  2.46 ACRES
- 22' WIDE ROAD WITHIN ROW  0.67 ACRES
- ALLOWABLE IMPERVIOUS FOR LOTS  1.79 ACRES

· PROPOSED PERCENTAGE OF IMPERVIOUS SURFACE: 8.72 %
(EXISTING & PROPOSED SURFACE WITHIN CRITICAL AREA)

· TOTAL NO. OF LOTS WITHIN (OR PARTIALLY WITHIN) CRITICAL AREA
EXISTING LOTS - PHASE 1 = 17
PROPOSED LOTS - PHASE 2 = 20

TOTAL = 37

WORCESTER COUNTY ATLANTIC COASTAL BAYS CRITICAL AREA LAW

This property lies within the Worcester County Atlantic Coastal Bays Critical
Area. Any and all proposed development activities must meet the requirements
of Title 3 (Land and Water Resources), Subtitle I (Atlantic Coastal Bays Critical
Area) of the Worcester County Code of Public Laws, as from time to time
amended, in effect at the time of the proposed development activities.

VICINITY MAP
1" = 2000'

SITE

Parcel 67

Parcel 74

OCEAN PINES

Property Lines

Non-Tidal Wetlands

25' Non-Tidal Wetland Buffer

Tidal Wetlands

Tidal Waters of the US Mean High Water

Ordinary High Water Line - Non-Tidal
Waters of the US & State of Maryland

100 Ft. Critical Area Buffer

1,000 Ft. Critical Area Buffer

FEMA Flood Lines

Soil Boundary Lines

Existing Storm Drain Pipe

Existing 1x Contour

Existing 5x Contour

Proposed 1x Contour

Proposed 1x Contour

Limited Development Area (LDA)

100' Tidal Buffer Planting Area

300' Tidal Buffer Planting Area

Non-Tidal Wetlands

25' Non-Tidal Wetland Buffer

Forest Conservation Area (Per Recorded
Plat 249/42 in Worcester County Land
Records)

Existing Forest Cover

Existing Tree Line

9
10

4

5

LEGEND

CHESAPEAKE BAY CRITICAL AREA NOTES
1. Owner: Parcels 67 & 74

Triple Crown III, L.L.C.
627B Ocean Parkway
Berlin, Maryland 21811-1708

2. Developer: Steen Associates, Inc.
627B Ocean Parkway
Berlin, Maryland 21811-1708

3. Deed Ref.: Parcel 67 - 8068/106 (Item 1)
Parcel 74 - 8068/106 (Item 2)

4. Land Use: Parcel 67 - Residential
Parcel 74 - Agricultural

5. By scaled map location and graphic plotting only, the subject property
appears to lie partially in Zone X (Area of minimal flood hazard), Zone X
(0.2% annual chance flood hazard), and Zone AE (El. 5.0) according to
the Flood Insurance Rate Maps for Worcester County, MD, Community
Panel No. 24047C 0160H, Effective Date July 16, 2015.

6. Non-tidal wetlands as shown hereon are as delineated by Spencer
Rowe, Inc.

7. Atlantic Coastal Bays Critical Area Land Use Designation: LDA (Limited
Development Area

8. Parcel Areas: Parcel 67 Area: 46.21 Acres
Parcel 74 Area: 45.82 Acres
Total Site Area: 92.04 Acres

9. Forested Areas: Parcel 67:   9.69 Acres
Parcel 74: 37.49 Acres
Total Forested Area: 47.18 Acres

10. Wetland Areas: Non-Tidal Wetlands Area: 54,293.83 SF (1.25 Acres)
Private Tidal Wetlands Area: 9,069.24 SF (0.21 Acres)

TABLE OF ALLOWABLE IMPERVIOUS AREA ON
LOTS IN LDA

LOT
AREA

(SQUARE FEET)
ALLOWABLE

IMPERVIOUS (25%)

40* 19,903 4,976
41 17,000 4,250
42 17,000 4,250
43 17,000 4,250
44 17,000 4,250
45 17,000 4,250
46 16,188 4,047
47 22,365 5,591
48 27,210 6,803
49 20,788 5,197
50 12,500 3,125
51 12,500 3,125
52 12,500 3,125
53 12,500 3,125

54* 12,494 3,123
55* 3,948 987
57* 6,925 1,731
58 12,500 3,125
59 12,500 3,125
60 21,758 5,440

Total Allowable
Impervious for Lots

or Portion of Lot
within LDA.

77,895 S.F.
(1.79 ACRES)

* THESE LOTS ARE PARTIALLY IN THE LIMITED
DEVELOPMENT AREA (LDA).  THE SQUARE FOOTAGE
OF ALLOWABLE IMPERVIOUS  ON THESE LOTS ARE
BASED SOLELY ON THE PORTION WITHIN THE LDA.

 LOT AREA TABLE
(SQUARE FEET)

LOT
AREA

(SQUARE FEET)

31 11,605
32 11,605
33 13,937
34 15,303
35 14,076
36 12,652
37 10,000
38 12,617
39 13,692
40 23,132
41 17,000
42 17,000
43 17,000
44 17,000
45 17,000
46 16,188
47 22,365
48 27,210
49 20,788
50 12,500
51 12,500
52 12,500
53 12,500
54 12,600
55 12,825
56 12,825
57 12,500
58 12,500
59 12,500
60 21,758
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Tax Map 21, Parcel 118
Tax ID: 03-011259

Deed Ref.: 3767/497
Zoned: R-1

Use: Vacant

Now or Formerly:
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Zoned: R-1
Use: Vacant
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14 CERCIS CANADENSIS EASTERN REDBUD 6-7' B&B HEIGHT: 20-30'
SPREAD: 25-35' AS SHOWN
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HEIGHT AT
MATURITY SPACING
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SPREAD: 25-35' AS SHOWN
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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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NOTE
A. Do not fertilize until late spring of 2nd year

following planting.
B. Planting soil mix & mulch specified. Mulch

shall be placed at a distance equal to the
width of the dripline.

C. On windy sites, 2 stakes shall be on the
prevailing wind side.

Planting base is undisturbed. Soil to
support root ball. Finish Grade.

Scarified subgrade. Remove all
pavement and construction debris
from planting pit

Existing Grade.

RotoTill 15" Deep ring around tree.
Amend as specified.

Finish Grade

2"x2" hardwood stakes 6'-8' min., 2'
above ground, 3 per tree, 120° apart.

Orange flagging tied to wire.

Remove all twine, wire, rope and
burlap from the top 13 of rootball.
(Remove all non-organic twine, burlap
from the entire ball)

Top of root ball shall be slightly higher
than surrounding finish grade

Transit trunk guards. Remove after
planting.

Remove hose covered attachments
after 1 12 years; Hose loop is double
the trunk, Dia., guys not taut

No pruning except broken branches

5x  Dia of Root Ball

DECIDUOUS TREE
PLANTING
NOT TO SCALE

#12 Gauge Wire Twisted with
Turnbuckles. Note: 3/16" braided wire
trees greater than 5" Cal.
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TRIPLE CROWN ESTATES  
SECTION 20 OCEAN PINES, MD 21811 

OPEN SPACE NARRATIVE 
TAX MAP: 0021, PARCEL: 67, & 74 

 
The open space requirements for this development are as follows: 
 
Total Site Area (Phase-1 & Phase-2) = 92.037 Acres 
 
Required Open Space Area: 92.037 acres x 30% = 27.611 Acres 
 
Required Open Space Areas: 
 Active = 27.611 x 10% = 2.761 Acres 
 Passive = 27.611 x 20% = 5.522 Acres 
 Natural = 27.611 x 50% = 13.806 Acres 
 
Total Open Space Provided = 46.995 Acres (51.06%) 
 Active = 3.458 Acres 
 Passive = 11.405 Acres 

Natural = 32.132 Acres 
 
The Active Recreation space will consist of two areas. Area one located behind lots 28-39 consist of 
0.97 acres and area two behind existing lots 12-16 consisting of 2.564 acres. These areas will have 
commercial multi component playground equipment to include swings, slides, and climbers and will be 
in a defined boarder with wood chip/mulch surface. The surrounding area will consist of grass for 
additional active recreation activities.  
 
The 11.405 acre passive recreation area will consist of existing wooded area with a four foot wide 
1,800 foot long winding walking trail with a wood chip surface. 
 
The 32.132 acre Natural recreation area consist of existing wooded area the will remain in its natural 
state for wildlife habitat.  
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WORCESTER COUNTY PLANNING COMMISSION 
 
MEETING DATE: September 7, 2023 
 
PURPOSE: Major Site Plan Review 
 
DEVELOPMENT: Coastal Square Shopping Center 
 
PROJECT: Proposed regional shopping center with 120,790 square feet of leasable floor space 
and seven (7) proposed out-lots along the Route 50 frontage and Samuel Bowen Blvd.   
 
LOCATION: On the southern side of US Route 50 (Ocean Gateway) at the intersection with 
MD Route 589 (Racetrack Road), Tax Map 26, Parcels 299 & 320, Tax District 3. 
 
ZONING DESIGNATION: C-3 Highway Commercial. 
 
BACKGROUND: The property is currently unimproved, and much of the land is cultivated.  
 
The project consists of two (2) retail shopping buildings. The western building includes a 66,454 
square foot grocery store and a 20,400 square foot, nine (9)- bay shopping center. The eastern 
structure is a 34,936 square foot, 20-bay shopping center.  
 
The concept plan went before the Planning Commission May 6, 2021. It then went before the 
Technical Review Committee (TRC) on July 12, 2023 and received a favorable recommendation 
to proceed to the Planning Commission for review with the condition of making minor changes 
to meet all Code requirements.   
 
SIGNS: Any signage shall meet the requirements of §ZS 1-324 and Section 14 of the Design 

Guidelines and Standards for Commercial Uses and shall be reviewed at permitting stage for 
compliance. 
 
PARKING: Per §ZS 1-320, a minimum of one (1) space per 350 square feet and a maximum of 
one (1) space per 250 square feet of gross floor area is required for shopping centers or other 
mixed-use facilities having ten or more establishments. The minimum for the project is 348 
spaces with a maximum of 488. The site plan indicates 422 proposed spaces; 13 of which are 
handicap accessible. Any parking provided above the minimum requirements shall be 
constructed with a pervious paving system. The minimum required pervious spaces is 74 and the 
site plan proposes 92. 
 
Parking spaces shall be demarcated with painted stripes and parking bumpers where shown.  
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Handicap accessible parking spaces have been provided as required under the Maryland 
Accessibility Code. Also, all handicap accessible signs shall be posted a minimum of 84” from 
grade to the bottom of the reserved sign. All handicap spaces shall also be a minimum of 20’ in 
depth, and where required, depressed curbing will need to be provided. 
 
LOADING SPACES:  For commercial establishments that are greater than 100,000 square feet 
in gross floor area, three (3) loading spaces are required, with a maximum of four (4) allowed.  
One three (3)-bay loading zone is located at the rear of the proposed grocery store and the areas 
behind the retail portions of the provide ample tractor trailer access to all units. 
 
TRAFFIC CIRCULATION: Access to the site will be from MD Rt. 589 (Racetrack Road), 
MD Rt. 50 (Ocean Gateway), and Samuel Bowen Blvd. A proposed new lane would be added to 
southbound Route 589 at the intersection of Route 50 to give access directly from Route 589 at 
the signalized intersection. Samuel Bowen Boulevard will extend across the site providing 
interconnection to the adjacent Ocean Landing Center and access to the proposed out-lots. The 
proposed new access at the Route 589/50 intersection will intersect Samuel Bowen Boulevard 
with a traffic circle. Access from Route 50 will be available from a single east bound right turn 
lane and two (2) westbound left turn lanes.   
 
PEDESTRIAN AND BICYCLE CONNECTIVITY: §ZS 1-320 requires one (1) rack for each 
100 parking spaces or portion thereof. Five (5) bike racks have been provided. Two (2) 
crosswalks have been proposed, from the parking lot to the each of the buildings. A main 
pedestrian travelway is proposed across the center of the parking lot. 
 
REFUSE REMOVAL: Two (2) double dumpster enclosures are proposed behind the western 
building. Five (5) trash collection cans have been proposed along the entrances. 
 
LANDSCAPING: A landscape plan has been provided in accordance with §ZS 1-322. A 
maintenance and replacement bond for required landscaping is mandatory for a period not to 
exceed two (2) years in an amount not to exceed one hundred and twenty-five percent (125%) of 
the installation cost. A landscape estimate from a nursery will be required to be provided at 
permit stage to accurately determine the bond amount. 
 
FOREST CONSERVATION LAW: This property is subject to Forest Conservation Plan #21-
34. This property will comply with the Worcester County Forest Conservation Law, by obtaining 
a credit from an off-site forest conservation mitigation area. 
 
STORMWATER MANAGEMENT/ SEDIMENT EROSION CONTROL: This project has 
obtained Stormwater Final Plan Approval. 
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CRITICAL AREA LAW: This property is located outside of the Atlantic Coastal Bays Critical 
Area (ACBCA) program boundary. 
 
WATER SUPPLY AND WASTEWATER SERVICES: Public water and sewer services are 
provided by the Riddle Farm Sanitary Service Area. According to the comments provided by the 
Department of Environmental Programs at the Technical Review Committee meeting, an 
application had been sent to the Riddle Farm Sanitary Service Area. However, no EDUs had 
been assigned to the project property at that time. Please provide written confirmation from the 
Department of Environmental Programs that the appropriate number of EDUs are obtained.   
 
A natural gas main has been installed and is available to this community. 
 
Please provide written confirmation from the Department of Public Works, Water and 
Wastewater Division that the appropriate utilities and easements are shown on the plan prior to 
signature approval. 
 
ARCHITECTURAL JUSTIFICATION:  The building elevations have been designed and 
reviewed under the Design Guidelines and Standards for Commercial Uses.  This development 
is located within the Seaside-Agricultural blend. Incorporation of many of these distinct 
traditions has been provided for in the proposed architecture. The design is modeled in similar 
fashion to the Oceans Landings shopping center to the east. 
 
The Planning Commission is the approving authority on the colors; therefore, it is recommended 
that the applicants be prepared to elaborate on the color choices at the meeting. 
 
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: Coastal Square, LLC 
 
APPLICANT: Coastal Square, LLC 
 
ENGINEER:  Becker Morgan Group, LLC 
 
PREPARED BY: Stuart White, DRP Specialist  
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PLANNING COMMISSION CONSIDERATIONS – DESIGN GUIDELINES 
 
 

Design Guidelines: Waivers Requested 
Sec 8(b)(4) Roofs 

 
Section 8: Roofs.  The appearance of flat roofs is prohibited in areas other than Town Center 

tradition. In this instance, the architectural style of the area has not been met.  
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SITE DATA
1. OWNER OF RECORD: COASTAL SQUARE, LLC

C/O WILLIAM J. KRAPF
105 FOULK ROAD, SUITE 200
WILMINGTON, DE 19803
302.429.8700

2. ENGINEER / SURVEYOR: BECKER MORGAN GROUP, INC.
312 WEST MAIN STREET, SUITE 300
SALISBURY, MD 21801

3. SITE NAME: COASTAL SQUARE
4. SITE ADDRESS: 11238 OCEAN GATEWAY

BERLIN, MD 21811
5. TAX MAP: 26
6. PARCELS: 299 & 320
7. DEED BOOK/PAGE: 3766/ 410
8. PLAT BOOK/PAGE: 238/ 68 & 235/ 13
9. TOTAL PARCEL AREA: 48.98 ACRES ±
10.JURISDICTION: WORCESTER COUNTY
11.ZONE:  C-3 HIGHWAY COMMERCIAL DISTRICT

DEVELOPMENT STANDARDS SHALL BE AS FOLLOWS:
MINIMUM LOT AREA: ONE (1) ACRE
INTERIOR LOT WIDTH: SIXTY (60) FEET;

12.MINIMUM YARD AND SETBACK REQUIREMENTS SHALL BE AS FOLLOWS:
FRONT: ONE HUNDRED (100) FEET FRONTING A MAJOR ARTERIAL HIGHWAY
FRONT: TWENTY FIVE (25) FEET
REAR: TWENTY (20) FEET
SIDE: SIX (6) FEET
HEIGHT LIMITATIONS: FORTY FIVE (45) FEET

13.PARKING CALCULATIONS:
MINIMUM PARKING: 1 PER 350 SQUARE FEET OF GROSS FLOOR AREA
MAXIMUM PARKING: 1 PER 250 SQUARE FEET OF GROSS FLOOR AREA
GROSS FLOOR AREA:
SHOPPING CENTERS = 121,790 SQ.FT

MINIMUM PARKING SPACES REQUIRED:
121,790 SQ.FT. / 350 = 347.97 or 348 SPACES
MAXIMUM PARKING SPACES REQUIRED:
121,790 SQ.FT. / 250 = 487.16 or 488 SPACES

STANDARD SPACES PROVIDED = 409 SPACES
HANDICAP SPACES PROVIDED = 13 SPACES
TOTAL SPACES PROVIDED = 422 SPACES

SPACES REQUIRED TO BE IN PERVIOUS PAVEMENT:
(ALL SPACES ABOVE THE MINIMUM REQUIREMENT)
PROVIDED: 422 SPACES - MIN. REQUIRED: 348 SPACES = 74 SPACES
SPACES PROVIDED IN PERVIOUS PAVEMENT: 92 SPACES

BICYCLE RACK: 1 RACK PER EACH 100 VEHICLE SPACES OR PORTION THEREOF
422 SPACES / 100 SPACES = 4.22 OR 5 BICYCLE RACKS

14.FLOOD ZONE DETERMINATION:
(BASED ON FLOOD INSURANCE RATE MAPS PROVIDED BY FEMA)
FIRM MAP: 24047C0160H
EFFECTIVE DATE: JULY 16, 2015
FIRM ZONE: "X" AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN

15.CRITICAL AREAS: THIS PROJECT IS NOT LOCATED IN CRITICAL AREAS
16.SOURCE OF WATER: RIDDLE FARM
17.SOURCE OF SEWER: RIDDLE FARM SANITARY SERVICE AREA
18.SOURCE OF ELECTRIC: DELMARVA POWER
19.TRASH COLLECTION SHALL BE PRIVATE

Parcel Line Table

LINE

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

L11

L12

L13

L14

L15

L16

L17

L18

LENGTH

246.72'

254.90'

170.67'

76.28'

214.55'

106.39'

239.51'

74.39'

200.52'

293.98'

483.46'

484.21'

67.10'

62.52'

56.20'

39.35'

70.91'

64.99'

CHD. BEARING

S61° 56' 54"E

S61° 19' 39"E

S30° 27' 08"W

S25° 54' 50"W

S11° 13' 10"W

S7° 02' 09"W

S11° 51' 33"E

S5° 49' 13"E

S0° 52' 09"E

N88° 40' 02"W

N86° 02' 55"W

N89° 23' 28"W

N23° 27' 42"W

N12° 32' 48"W

N18° 42' 44"W

N14° 32' 56"W

N18° 25' 59"W

N17° 03' 02"W

Parcel Line Table

LINE

L19

L20

L21

L22

L23

L24

L25

L26

L27

L28

L29

L30

L31

L32

L33

L34

LENGTH

53.83'

69.80'

55.31'

117.48'

89.59'

153.84'

173.59'

117.28'

108.16'

92.18'

77.29'

147.87'

52.57'

12.14'

45.72'

8.61'

CHD. BEARING

N14° 05' 32"W

N18° 37' 22"W

N21° 45' 08"W

N16° 33' 30"W

N17° 15' 04"W

N18° 16' 56"W

N19° 09' 28"W

N18° 32' 44"W

N20° 10' 18"W

N15° 36' 02"W

N21° 26' 46"W

N19° 08' 24"W

N17° 16' 19"W

N11° 18' 59"W

N63° 21' 02"E

N38° 15' 16"E

Curve Table

CURVE

C1

LENGTH

1475.13'

RADIUS

3719.72'

CHD. BEARING

S74° 33' 48"E

CHD. LENGTH

1465.48'

TANGENT

747.39'

VICINITY  MAP SCALE : 1" =  2000'

N

SITE

SCALE :  1" = 100'

0 50 100 200

COVER SHEET

NOTE:
1. THERE ARE NO INFILTRATION PRACTICES PROPOSED FOR
THIS PROJECT THEREFORE NO AREAS WITHIN THE LIMITS OF
DISTURBANCE WILL NEED ESD PROTECTION.
2. WETLANDS PERMITTING WILL BE NEEDED FOR THIS PROJECT.

FOREST CONSERVATION NOTE
THIS PROPERTY IS SUBJECT TO FOREST CONSERVATION LAW.  THE OWNER/DEVELOPER
WILL BE RESPONSIBLE FOR OBTAINING THE APPROPRIATE APPROVAL FOR THE
PROPOSED DEVELOPMENT ACTIVITY SHOWN ON THIS PLAN AND OBTAIN COMPLIANCE
WITH THE FOREST CONSERVATION LAW BEFORE A BUILDING/ZONING PERMIT IS ISSUED.

SHEET  INDEX
C-001 COVER SHEET
C-101 EXISTING CONDITIONS PLAN
C-200 PRELIMINARY SITE PLAN KEY MAP
C-201 PRELIMINARY SITE PLAN
C-202 PRELIMINARY SITE PLAN
C-203 PRELIMINARY SITE PLAN
C-204 PRELIMINARY SITE PLAN
C-300 PRELIMINARY UTILITY & GRADING PLAN KEY MAP
C-301 PRELIMINARY UTILITY & GRADING PLAN
C-302 PRELIMINARY UTILITY & GRADING PLAN
C-303 PRELIMINARY UTILITY & GRADING PLAN
C-304 PRELIMINARY UTILITY & GRADING PLAN
L-100 PRELIMINARY LANDSCAPE PLAN KEY MAP
L-101 PRELIMINARY LANDSCAPE PLAN
L-102 PRELIMINARY LANDSCAPE PLAN
L-103 PRELIMINARY LANDSCAPE PLAN
L-104 PRELIMINARY LANDSCAPE PLAN

COASTAL SQUARE
COMMERCIAL

UNDERGROUND ELECTRIC

CONCRETE CURB & GUTTER

CONCRETE SIDEWALK, SLAB / PAVING

IMPERVIOUS SURFACED ROAD, DRIVE

INDIVIDUAL TREE OR BUSH

STRUCTURE (CONCRETE, WOOD,

UNDERGROUND GAS MAIN

UNDERGROUND TELEPHONE

PAVEMENT TO BE REMOVED

DRAINAGE DITCH OR SWALE

EMBANKMENT SIDESLOPES (DOWN)

ELEVATION SPOT SHOT

PROPERTY OR RIGHT-OF-WAY LINE

LIGHT POLE

CONSTRUCTION NOTE

CENTERLINE

BENCH MARK

  METAL, ETC.)

CONTOUR 

OR LOT

WIRE FENCE

N/A
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EVERGREEN DECIDUOUS

N/A

N/A

N/A

ITEM
SANITARY GRAVITY SEWER LINE,

STORM DRAIN LINE (CMP OR RCP)

STORM DRAIN MANHOLE (S.D.M.H.)

SANITARY SEWER MANHOLE (S.M.H.)

SANITARY SEWER FORCE MAIN, SIZE

SIZE & FLOW DIRECTION

WATER VALVE (W.V.)  OR METER (W.M.)

CATCH BASIN

(TELEPHONE OR ELECTRIC OR BOTH)
UTILITY POLE W/ OVERHEAD SERVICE

SANITARY SEWER CLEANOUT

WATER MAIN & SIZE

FIRE HYDRANT

& FLOW DIRECTION

PROPOSED
LEGEND

EXISTING

EX. 10" F.M.

EX. 10"S

EX. 10" W

F.H.

U.E.

U.T.

EX. 2" G

X X X

CHAINLINK  FENCE

STOCKADE  FENCE

43.55

10" S

12" F.M.

12" W

F.H.

U.E.

U.T.

2" G

X X X

55

25.15
B.C.25.00
T.C.25.50

W.M. W.V. W.M. W.V.

ESTIMATED WATER AND SEWER USAGE DATA
1. GROCERY STORE 66,454 S.F.
2. 55,336 S.F OF RETAIL

a. 11% RESTAURANT - 6,200 S.F.
b. 89% STANDARD RETAIL - 49,136 S.F.

3. OUTPARCELS:
a. 1 BANK - 2,500 S.F.
b. 1 DRUG STORE - 12,000 S.F.
c. 1 CONVENIENCE STORE WITH GAS - 5,000 S.F. (0.18 GPD/SF FOR SERVICE STATION + 0.05 GPD/SF GAS =.23 GPD/SF)
d. 2 RETAIL BUILDINGS  - 5,000 S.F. EA.
e. 2 FAST FOOD FRANCHISES - 3,500 S.F. EA.

SUPERMARKET - 66,454 X 0.2 GPD/1S.F. = 13,290 GPD = 44 EDU
CENTER RESTAURANTS - 6,200 S.F. X 1 GPD/1S.F. = 6,200 GPD = 21 EDU
CENTER RETAIL - 49,136 S.F. X 0.05 GPD/1.S.F. = 2,457 GPD = 9 EDU
OUTPARCEL BANK - 2,500 S.F. X 0.05 GPD/S.F. = 125 GPD= 1 EDU
OUTPARCEL DRUG STORE - 12,000 S.F. X 0.13 GPD/SF = 1,560 GPD = 6 EDU
OUTPARCEL CONVENIENCE STORE WITH GAS - 5,000 S.F. X 0.23 GPD/SF = 1,150 GPD = 4 EDU
OUTPARCEL RETAIL BUILDINGS - 15,000 S.F. X 0.05 GPD/S.F. = 750 GPD = 3 EDU
OUTPARCEL FAST FOOD - 3,500 S.F. X 1 GPD/S.F. = 3,500 GPD = 12 EDU
TOTAL EDUS = 100 EDU

LICENSE NUMBER:

EXPIRATION DATE:
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C/D

RATING

B/D

C 

NAMESYB

FadA

WddA

FALLSINGTON SANDY  LOAMS, 0 TO 2 PERCENT  SLOPES, NORTHERN  TIDEWATER AREA

WOODSTOWN SANDY LOAM,  0 TO 2 PERCENT SLOPES,  NORTHERN TIDEWATER  AREA

SOIL TYPE LISTING

KeA KENTUCK SILT LOAM

A /DMuA MULLICA-BERRYLAND  COMPLEX, 0 TO 2  PERCENT SLOPES

CONSIDERING THE POOR DRAINAGE OF THE SITE, RATING D HAS BEEN DESIGNATED TO SOILS WITH
DUAL HYDROLOGIC GROUPS

FCM

15

15

W.V.

W.V.

W.V.

W.V.

W.V.W.V.

W.V.

W.V.

W.V.

T

FO

FO

FO

FO

FO

FO
FO

FO
FO

FO FO FO FO FO FO FO FO
FO

FO FO FO FO FO

UE

UE

UE

UE

W

W

W

W

W
W

W W
W

W
W

W
W

W
F.H.

F.H.

F.H.

F.H.

F.H.

F.H.

F.H.

F.H.

G

G

G

G

G

G

G

G

G
G

G
G

G
G

G

G
G G G G G

G G
G

G G
G

G

SS

SS

SS

SS

SS SS
SS

SS
SS

T

UEUE
UE

UE

T

G

G.V.

T

OE OE OE
OE

OE
OE

OE
OE

OE OE OE
OE

OE
OE

OE
OE

OE OE OE
OE

OE
OE

OE
OE

36

36

36
36

36

T

TAX MAP 26  PARCEL 298
N/F

BERLIN WATERFRONT, LLC
DEED BK. 6172, PG. 253

TAX MAP 26  PARCEL 32
N/F

ALLEN & CONNIE, LLC
DEED BK. 2735, PG. 447

TAX MAP 26  PARCEL 301
N/F

ALLEN & CONNIE, LLC
DEED BK. 2735, PG. 447

PLAT BK. 238, PG. 68

TAX MAP 26  PARCEL 301
N/F

ALLEN & CONNIE, LLC
DEED BK. 2735, PG. 447

PLAT BK. 238, PG. 68

TAX MAP 26  PARCEL 463  LOT C
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ALLEN & CONNIE, LLC
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OCEAN GATEWAY
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MD RT. 707
GRAYS CORNER ROAD

30' R/W
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SANITARY GRAVITY SEWER LINE,

STORM DRAIN LINE (CMP OR RCP)

STORM DRAIN MANHOLE (S.D.M.H.)

SANITARY SEWER MANHOLE (S.M.H.)

SANITARY SEWER FORCE MAIN, SIZE

SIZE & FLOW DIRECTION

WATER VALVE (W.V.)  OR METER (W.M.)

CATCH BASIN

(TELEPHONE OR ELECTRIC OR BOTH)
UTILITY POLE W/ OVERHEAD SERVICE
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& FLOW DIRECTION

LEGEND
EXISTING

EX. 10" F.M.

EX. 10"S

EX. 10" W

F.H.

W.M. W.V.

U.E.

U.T.

EX. 2" G

X X
CHAINLINK  FENCE
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ON-SITE LIGHTING
· AN EXTERIOR LIGHTING PLAN SHOWING THE SITE AND BUILDING LIGHT FIXTURES

AND LIGHTING LEVELS AS MEASURED IN WATTS AND LUMENS SHALL BE PREPARED
AND SUBMITTED FOR REVIEW AND APPROVAL IN CONJUNCTION WITH THE SITE PLAN
AND CONSTRCUTION IMPROVEMENT PLAN.

· THE MAXIMUM HEIGHTS FOR FREESTANDING POLE-MOUNTED FIXTURES SHALL BE
SIXTEEN FEET OR LESS AND THIRTY-FIVE FEET OR LESS ABOVE GRADE FOR
CONTINUOUSLY ENERGIZED AND NONCONTINUOUSLY ENERGIZED LIGHTS
RESPECTIVELY.

· PARKING LOT LIGHTING SHALL BE PROVIDED BY FIXTURES THAT RESTRICT THE
LIGHT TO THE PARKING AREA ONLY.

· NIGHT LIGHTING MUST BE PROVIDED FOR ALL PEDESTRIAN WALKWAYS AND WHERE
STAIRS, CURBS, RAMPS, AND CROSSWALKS OCCUR.

· LIGHTING FIXTURES SHOULD BE OF CONSISTENT DESIGN THROUGHOUT THE
PROJECT.
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1. QUALITY AND SIZE OF PLANTS, SPREAD OF ROOTS, AND SIZE OF BALLS SHALL BE IN ACCORDANCE WITH THE
CURRENT STANDARDS OF THE AMERICAN ASSOCIATION OF NURSERYMEN "AMERICAN STANDARDS FOR 
NURSERY STOCK."

EVERGREEN TREES SHALL HAVE A FULL, WELL-BRANCHED, CONICAL FORM TYPICAL OF THE SPECIES.

ALL DECIDUOUS SHADE TREES SHALL BRANCH A MINIMUM OF 7'-0" ABOVE GROUND LEVEL.  TREES SHALL BE 
PLANTED AND STAKED IN ACCORDANCE WITH THE DETAIL SHOWN.

PLANT MATERIALS DELIVERED TO THE SITE IN UNCOVERED TRUCKS WILL BE REJECTED.

UNACCEPTABLE PLANT MATERIALS:  MATERIALS WHICH HAVE DAMAGED OR CROOKED LEADERS, DEFORMED
GROWTH HABIT, ABRASIONS OF THE BARK, SUN SCALD, WINDBURN, DISFIGURING NOT COMPLETELY CALLUSED
WILL BE REJECTED. IN ADDITION, TREES HAVING THEIR CENTRAL LEADERS HEADED BACK WILL ALSO BE 
REJECTED.  PLANTS WITH LOOSE OR CRACKED ROOT BALL OR CONTAINERS WILL BE REJECTED.

2. ALL PLANTS SHALL BE PLANTED IN TOPSOIL THAT IS THOROUGHLY WATERED AND TAMPED AS BACKFILLING 
PROGRESSES. NOTHING BUT SUITABLE TOPSOIL, FREE OF DRY SOD, STIFF CLAY, LITTER, STONES IN EXCESS OF
ONE (1) INCH DIAMETER, ETC. SHALL BE USED FOR PLANTING.

MULCH FOR PLANTING BEDS SHALL BE SHREDDED HARDWOOD BARK MULCH UNLESS OTHERWISE SPECIFIED ON
THE PLANS AND SHALL HAVE NO LEAVES, YOUNG GREEN GROWTH, BRANCHES, TWIGS, GREATER IN DIAMETER
OF ½", WEEDS, SHAVINGS OR FOREIGN MATERIAL SUCH AS STONES, ETC. SHALL BE MIXED WITH THE MULCH.
ALL SHRUB MASSES SHALL BE PLANTED IN CONTINUOUS MULCHED BEDS WITH A LIGHTLY COMPACTED DEPTH
OF THREE (3) INCHES.  ALL CONTAINER PLANTS ARE TO HAVE ROOTS CUT ON FOUR SIDES AND/ OR SPREAD OUT
IN NEW SOIL MIXTURE.

3. ALL AREAS NOT STABILIZED IN PAVING OR PLANT MATERIALS SHOULD BE SEEDED AND MULCHED. (SEE EROSION
& SEDIMENT CONTROL PLAN AND NOTES.)

4. LANDSCAPE BEDS NOT DEFINED BY CURBS, SIDEWALKS, WALLS OR OTHER STRUCTURES SHALL BE ENCLOSED
BY ALUMINUM EDGING UNLESS OTHERWISE INDICATED.

5. AREAS DISTURBED BY LANDSCAPE OPERATIONS SHALL BE GRADED TO MATCH EXISTING TOPSOIL AND SEED OR
SOD AS REQUIRED.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE TO UTILITIES AND MAY MAKE MINOR ADJUSTMENTS IN
SPACING AND/OR LOCATION OF PLANT MATERIALS. CONTACTOR TO VERIFY "AS BUILT" LOCATION OF ALL 
UTILITIES.

7. NO PLANT, EXCEPT GROUNDCOVERS, SHALL BE WITHIN THREE (3) FEET FROM SIDEWALKS.

8. NO TREE SHALL BE PLANTED CLOSER THAN TEN (10) FEET FROM ANY STRUCTURE OR BUILDING.

9. NO TREE SHALL BE PLANTED WITHIN TEN (10) FEET OF UNDERGROUND UTILITIES OR FIRE HYDRANTS.

10. ONLY TREES THAT REACH A HEIGHT AND SIZE AT MATURITY OF SMALL TO MEDIUM SHALL BE PLANTED UNDER
POWER LINES.

11. THE CONTRACTOR SHALL WATER ALL PLANTS THOROUGHLY TWICE DURING THE FIRST 24-HOUR PERIOD 
AFTER PLANTING, AND THEN WEEKLY OR MORE OFTEN, IF NECESSARY, DURING THE FIRST GROWING SEASON,
UNLESS THE OWNER AGREES TO MAINTAIN AND WATER THEM.

12. TREES TO REMAIN ON-SITE SHALL BE PROTECTED WITH SNOW FENCE DURING CONSTRUCTION (SEE DETAIL).
SNOW FENCING TO BE MAINTAINED DURING CONSTRUCTION BY CONTRACTOR.

13. THE PLANTING PLAN SHALL TAKE PRECEDENCE OVER THE PLANT SCHEDULE SHOULD ANY PLANT QUANTITY 
DISCREPANCIES OCCUR.

14. NO SUBSTITUTIONS SHALL BE MADE WITHOUT APPROVAL OF THE OWNER AND/ OR THE LANDSCAPE ARCHITECT.

15. ALL NEW TREES SHALL BE GUARANTEED TO SURVIVE FOR ONE FULL YEAR AFTER INSTALLATION (FULL COST).
ALL  STAKES AND GUYS SHALL BE REMOVED FROM TREES AND SITE AS EARLY AS THREE (3) MONTHS, BUT NO
LONGER THAN ONE (1) YEAR AFTER PLANTING.

GENERAL  LANDSCAPE  NOTES :

REMARKS

2 1/2" CAL

SIZE

B&B

ROOT

41

QUANTITY

BN

KEY

BETULA NIGRA 'HERITAGE'

BOTANICAL NAME COMMON NAME
PLANT  LIST 

HERITAGE RIVER BIRCH

#5 CONT. 49CS CORNUS SERICEA REDOSIER DOGWOOD
#3 CONT.49HA HYDRANGEA PANICULATA 'LIMELIGHT' LIMELIGHT HYDRANGEA

CANOPY TREES
FHV

UNDERSTORY TREES
1 1/2" CAL B&B6LI LAGERSTROEMIA INDICA 'TUSCARORA' TUSCARORA CRAPE MYRTLE FHV

SHRUBS

DECIDUOUS  TREE  PLANTING  DETAIL
NO SCALE

UNDISTURBED SOIL

NOTE:
DO NOT HEAVILY PRUNE THE TREE
AT PLANTING.  PRUNE ONLY
CROSSOVER LIMBS, CO-DOMINANT
LEADERS, AND BROKEN OR DEAD
BRANCHES.  SOME INTERIOR
TWIGS AND LATERAL BRANCHES
MAY BE PRUNED; HOWEVER, DO
NOT REMOVE THE TERMINAL BUDS
OF BRANCHES THAT EXTEND TO
THE EDGE OF THE CROWN.

REMOVE TOP 1/3 OF BURLAP.
CUT & REMOVE ALL STRAPPING,
ROPES, AND WIRE CAGES.

SOIL MIXTURE - CONSISTING OF
1/4 HUMUS AND 3/4 TOPSOIL

FINISHED
GRADE

2"x2" WOODEN
STAKES.  DRIVE
SECURELY INTO
GROUND.  3 PER
TREE.

CANVAS WEBBING OR
PLASTIC HORTICULTURAL
TAPE.  DO NOT STRETCH.

MULCH - PLACE 3"
LAYER OF SPECIFIED
MULCH.  DO NOT PLACE
IN CONTACT WITH TREE
TRUNK.  KEEP MULCH
WEEDED AND REPLACE
AS NEEDED.

BMG NO. : L-01

SET ROOT BALL 2" ABOVE
GRADE.  REMOVE EXCESS
SOIL ON TOP OF THE
BALL, JUST EXPOSING
THE ROOT FLARE.

EVERGREEN  TREE  PLANTING  DETAIL
NO SCALE

SOIL MIXTURE - CONSISTING OF
1/4 HUMUS AND 3/4 TOPSOIL

MULCH - PLACE 3"
LAYER OF SPECIFIED
MULCH.  DO NOT PLACE
IN CONTACT WITH TREE
TRUNK.  KEEP MULCH
WEEDED AND REPLACE
AS NEEDED.

SET ROOT BALL 2" ABOVE
GRADE.  REMOVE EXCESS
SOIL ON TOP OF THE
BALL, JUST EXPOSING
THE ROOT FLARE.

UNDISTURBED SOIL

REMOVE TOP 1/3 OF BURLAP.
CUT & REMOVE ALL STRAPPING,
ROPES, AND WIRE CAGES.

FINISHED
GRADE

CANVAS WEBBING OR
PLASTIC HORTICULTURAL
TAPE.  DO NOT STRETCH.

2"x2" WOODEN
STAKES.  DRIVE
SECURELY INTO
GROUND.  3 PER
TREE.

BMG NO. : L-02

SHRUB  PLANTING  DETAIL
NO SCALE

SET ROOT BALL 2" ABOVE
GRADE.  REMOVE EXCESS
SOIL ON TOP OF THE
BALL, JUST EXPOSING
THE ROOT FLARE.

REMOVE TOP 1/3 OF BURLAP.
CUT & REMOVE ALL STRAPPING,
ROPES, AND WIRE CAGES.  FOR
CONTAINER PLANTS, CUT
ROOTS ON FOUR (4) SIDES AND/
OR SPREAD OUT IN NEW SOIL
MIXTURE.

SOIL MIXTURE -
CONSISTING OF 1/4
HUMUS AND 3/4
TOPSOIL

UNDISTURBED SOIL

FINISHED
GRADE

MULCH - PLACE 3"
LAYER OF SPECIFIED
MULCH.  DO NOT PLACE
IN CONTACT WITH
SHRUB TRUNK.  KEEP
MULCH WEEDED AND
REPLACE AS NEEDED.

BMG NO. : L-03

NOTE:
PRIOR TO MULCHING. APPLY
APPROVED PRE-EMERGENT WEED
CONTROL ON ALL SHRUB BEDS.

2 1/2" CAL B&B26QR QUERCUS RUBRA NORTHERN RED OAK FHV
2 1/2" CAL B&B16ZS ZELKOVA SERRATA 'VILLAGE GREEN' HERITAGE RIVER BIRCH FHV

HS
ML
OJ
PA
PV
SN

#3 CONT.24 HOSTA SIEBOLDIANA 'ELEGANS' ELEGANS HOSTA
#5 CONT.43 MISCANTHUS SINENSIS 'MORNING LIGHT' MORNING LIGHT MAIDEN GRASS
2" PLUG1315 OPHIOPOGON JAPONICUS MONDO GRASS
#3 CONT.165 PENNISETUM ALOPECUROIDES 'HAMELN' DWARF FOUNTAIN GRASS
#3 CONT.42 PANICUM VIRGATUM 'SHENANDOAH' SHENANDOAH SWITCH GRASS
#2 CONT.48 SALVIA NEMOROSA 'VIOLET PROFUSION' VIOLET PROFUSION SALVIA

9" O.C.

MARYLAND  LANDSCAPE  ARCHITECTS  CERTIFICATION

CHAD D. CARTER, RLA, ASLA                 3725                                   DATE

I, CHAD D. CARTER, RLA, ASLA, HEREBY CERTIFY THAT I AM A
LANDSCAPE ARCHITECT IN THE STATE OF MARYLAND, THAT THE
LANDSCAPING INFORMATION SHOWN HEREON HAS BEEN PREPARED
UNDER MY SUPERVISION AND TO MY BEST KNOWLEDGE AND BELIEF,
REPRESENTS GOOD LANDSCAPING PRACTICES.

1" = 100'

SCALE :  1" = 100'

0 50 100 200
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SEATING COMPLIANCE TABLE
BUILDING FRONTAGE:  990 L.F.

REQUIRED:  SEATING AT 100' INTERVALS - 10 SEATING AREAS DISTRIBUTED ALONG FRONTAGE
PROVIDED:  11 SEATING AREAS AS SHOWN HEREON

FACADE LANDSCAPING COMPLIANCE TABLE
BUILDING FRONTAGE:  990 L.F.

REQUIRED:  LANDSCPAING ALONG 50% OF TOTAL FACADE WIDTH - 445 L.F.
PROVIDED:  519 L.F. - 52.42%

COMMUNITY SPACE COMPLIANCE TABLE
REQUIREMENT:  EACH BUILDING REQUIRED A MINIMUM 800 S.F. PLAZA AREA
PROVIDED:  EACH BUILDING INCLUDES A PLAZA AREA AS SHOWN HEREON - SIZED 1,860 S.F. & 1,220 S.F.

COMMUNITY
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1 
 

STAFF REPORT 
 

REZONING CASE NO. 443 
 

 
PROPERTY OWNER: William and Linda Ayres 
    2710 Cortland PL, NW 

Washington, DC 20008 
 
ATTORNEY:  Hugh Cropper, IV 

9927 Stephen Decatur Highway, F-12 
Ocean City, Maryland 21842 

 
TAX MAP/PARCEL INFO:  Tax Map 16, Parcels 21 & 53, Tax District 03 
 
SIZE: The petitioned area is approximately 27.57 acres in size. 
 
LOCATION: The petitioned area is located on the east side of Maryland 589 (Racetrack RD) 
directly across from the north entrance to Ocean Pines (Ocean Parkway).  
 
CURRENT USE OF PETITIONED AREA:  The current use of the petitioned location is 
farmland and forested area.   
 
CURRENT ZONING CLASSIFICATION:  A-1 Agricultural District. 
 
As defined in the Zoning Code, the intent of this district is to preserve, encourage and protect the 
County's farms and forestry operations and their economic productivity and to ensure that 
agricultural and forestry enterprises will continue to have the necessary flexibility to adjust their 
production as economic conditions change. The Code also states, in part, that this district is also 
intended to protect the land base resources for the County's agricultural and forestry industries 
from the disruptive effects of major subdivision or nonagricultural commercialization. 
 
REQUESTED ZONING CLASSIFICATION: 25.25 Acres as A-2 Agricultural District and 
2.0 acres as C-2 General Commercial District.   
 
A-2 Agricultural District. 
 
As defined in the Zoning Code, the intent of this district is 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. In addition, this district may also be used for limited residential 
development through consolidated development rights and as a place marker for future 
annexations only were adjacent to existing municipalities. 
 
 
 
 



2 
 

C-2 General Commercial District.   
 
As defined in the Zoning Code, the intent of this district is 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. The Code also states, in part, that site layout and design features 
within this district shall be compatible with the community and the County’s character. 
 
APPLICANT’S BASIS FOR REZONING:  The application indicates that a substantial 
changes in the character of the neighborhood since the November 3, 2009, Comprehensive 
Rezoning. 
 
ZONING HISTORY:  At the time zoning was first established in 1964, the petitioned area was 
given a A-1 Agricultural District classification, and the A-1 zoning has been retained in 
comprehensive rezonings held in 1978, 1992 and 2009.  This property was subject to a previous 
rezoning application (Case No. 421) which requested a reclassification for the entire property to 
C-2 General Commercial District.  That application was withdrawn following the Planning 
Commission’s review and unfavorable recommendation. A copy of the minutes from that 
meeting are attached. 
 
 
SURROUNDING ZONING:  Adjoining properties to the south and west are zoned A-1 
Agricultural District.  Two adjacent properties to the east are zoned C-2 General Commercial 
District and currently have a convenience store, bank, and medical building on them.  Directly 
across MD 589 (Racetrack Rd) is R-2 Suburban Residential District and C-1 Neighborhood 
Commercial 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 a 
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. 
 
According to Chapter 2 – Land Use of the Comprehensive Plan and the associated land use map, 
the petitioned area lies within the Agriculture Land Use Category. With regard to the Agriculture 
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. Agriculture faces challenges from international commodity prices, 
local development pressure, and the aging farm population to name a few. The county 
must do all it can to preserve farming as a viable industry.” (Page 18) 
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Pertinent objectives cited in Chapter 2 – Land Use state the following: 

2.  Continue the dominance of agriculture and forestry uses throughout the county’s 
less developed regions. 

3. Maintain the character of the county’s existing population centers. 
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.  
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. 
19.  Limit rural development to uses compatible with agriculture and forestry. 
 (Pages 12 & 13) 
 

Areas surrounding Existing Developed Areas (EDA) shouldn’t be rezoned simply because of 
their proximity to the EDA in this case Ocean Pines.(i.e. Ocean Pines). The EDAs are anticipated 
to remain the same until the next plan review period.    
(Page 13) 
 
Chapter 3 Natural Resources 
 
Prime farmland is a limited resource and is important for meeting short and long term food 
needs.  Non-prime farmland is no less important for maintaining the Couties “critical mass” of 
working farms. (Page 49).  
 
Chapter 4 Economy 
Objectives: Agriculture and Forestry 
 

3. Reduce farm area fragmentation through agricultural zoning permitting only 
minor subdivisions (five or less lots), the state’s agricultural preservation 
program, the Rural Legacy program and explore the use of a transfer of 
development rights and other preservation mechanisms 

6. Review permitted land use in agricultural zones to ensure compatibility with 
agriculture as a quasi-industrial use. Adjust requirements to prevent inappropriate 
uses from developing in agricultural areas. 

(Pages 59, 60) 
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WATER AND WASTEWATER:  According to the attached response memo from Mr. 
Mitchell, the property is not currently connected to public sewer and/or water at this time. The 
subject property has a designation of a Sewer and Water Service Category of S-6/W-6 (No 
planned service) in the Master Water and Sewerage Plan, no comments were received from the 
County’s Public Works Department. 
 
The primary soil types on the petitioned area according to the Worcester County Soil Survey are 
as follows: 
 
EmA - Elkton silt loam (1.3% of site), severe limitations to on-site wastewater disposal 
FadA - Fallsington sandy loams (3.7% of site), severe limitations to on-site wastewater disposal 
HmA- Hammonton loamy sand (16.8% of site), severe limitations to on-site wastewater disposal 
KeA - Kentuck silt loam (16% of site), severe limitations to on-site wastewater disposal 
NnA - Nassawango fine sandy loam (0.6% of site)  severe limitations to on-site wastewater 
disposal 
NnB - Nassawango fine sandy loam (43.3% of site), severe limitations to on-site wastewater 
disposal 
WddA - Woodstown sandy loam (18.2% of site), severe limitations to on-site wastewater 
disposal 
 
 
 
EMERGENCY SERVICES: Fire and ambulance service will be available from the Ocean 
Pines Volunteer Fire Company approximately four minutes from the subject property. Service is 
also available from the Showell Volunteer Fire Company approximately also four minutes away. 
No comments were received from the fire companies with regard to this review. Police 
protection will be available from the Maryland State Police Barracks in Berlin, approximately 
nine minutes away, and the Worcester County Sheriff’s Office in Snow Hill, approximately 
twenty-six minutes away. No comments were received from the Maryland State Police Barracks 
or from the Sheriff’s Office. 
 
ROADWAYS AND TRANSPORTATION: The petitioned area has frontage on MD Route 
589 (Racetrack Road), a State-owned and maintained road. It is considered a two-lane secondary 
highway. This location is also directly across from the MD589 Ocean Parkway Intersection.  
 
In Chapter 7 – Transportation, the 2006 Comprehensive Plan states that “Worcester’s roadways 
experience morning and evening commute peaks; however, they are dwarfed by summer resort 
traffic. . . . Resort traffic causes the most noticeable congestion on US 50, US 113, US 13, MD 
528, MD 589, MD 611 and MD 90.”  (Page 79) 
 
“Of special note is the fact that the MD 589 corridor has experienced significant development 
and has reached an unsatisfactory level of service. . . . [A]nd congestion has become a daily 
occurrence regardless of season. For this reason, MD 589 is considered impacted from a traffic 
standpoint. This implies that land use should not intensify in this area. Infill development of 
existing platted lots should be the extent of new development. This policy shall remain until road 
capacity is suitably improved.”  (Page 80)  
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Chapter 7 also includes a section on MD 589 and identifies it as a Two Lane Secondary 
Highway/Major Collector Highway and contains the following recommendations (Page 85): 
 

• Limit development in the corridor until capacity increases. 
• Conduct scenic and transportation corridor planning. 
• Dualize after the US 113 project is completed. 
• Continue to deflect US 113 traffic to MD 90 rather than MD 589. 
• Introduce interparcel connectors and service roads where feasible. 

 
In this same chapter, under the heading General Recommendations – Roadways, it states the 
following (page 87): 
 
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.  
3. Traffic studies--Developers should provide traffic studies to assess the effect of each 
major development on the LOS for nearby roadways. 
4. Impacted Roads--Roads that regularly have LOS D or below during weekly peaks are 
considered “impacted.” Areas surrounding impacted roads should be planned for minimal 
development (infill existing lots). Plans and funding for improving such roads should be 
developed. 
5. Impacted Intersections--Upgrade intersections that have fallen below a LOS C, for 
example, the intersection of US 13 and MD 756 Old Snow Hill Road, intersection of MD 589 
and US 50.  
 
The Maryland Department of Transportation State Highway Administration (MDOT SHA) has 
no objection to the request. They note in their comments that any future development proposal 
will require review and approval from District 1 Access Management and any permitting as 
needed. As this parcel is not located on a county owned and maintained road, no comments were 
received from the County Roads Division of the Department of Public Works. 
 
SCHOOLS:  The petitioned area is within Zone 1 of the Worcester County Public School Zones 
and is served by the following schools: Showell Elementary, Berlin Intermediate, and Stephen 
Decatur Middle and High Schools. No comments were received from the Worcester County 
Board of Education (WCBOE). 
 
CHESAPEAKE/ATLANTIC COASTAL BAYS CRITICAL AREAS: Mr. Mitchell also 
notes in his memorandum that the petitioned is located outside of the Atlantic Coastal Bays 
Critical Area (ACBCA) and will be subject to the Forest Conservation Law. The parcel included 
in the proposed rezoning has not previously been reviewed in conjunction with the Forest 
Conservation Law. The first portion of this rezoning would be a change from A-1 (Agricultural 
District) to A-2 (Agricultural District) and the afforestation/reforestation thresholds will not 
change if/when the property is further developed. The second portion of this request would be a 
change from A-1 (Agricultural District) to C-2 (General Commercial District). The afforestation 
and conservation threshold would be reduced for this request. A change from 20 percent to 15 
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percent and the reforestation threshold will change from 50 percent to 15 percent.  No comments 
were received from the State Critical Area Commission relative to this request. 
 
FLOOD ZONE: The FIRM map (24047C0045H, effective July 16, 2015) indicates that this 
property 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). The closest PFA is Ocean Pines, directly on the other side of MD 589. 
 
INCORPORATED TOWNS: This property is within 5.5 miles of the incorporated town of 
Berlin.   
 
ADDITIONAL COMMENTS RECEIVED: N/A 
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!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!IMPORTANT!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!! 

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

1. What is the applicant’s definition of the neighborhood in which the subject property is 
located? (Not applicable if request is based solely on a claim of mistake in existing 
zoning.) 

 
2. Does the Planning Commission concur with the applicant’s definition of the 

neighborhood? If not, how does the Planning Commission define the neighborhood? 
 

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. Has there been a substantial change in the character of the neighborhood where the 

property is located since the last zoning of the property (November 3, 2009) or is there a 
mistake in the existing zoning of the property? 

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

Comprehensive Plan? 























 
Memorandum 
 
 
 To: Matt Laick, Deputy Director, DDRP 
 
 From: Robert J. Mitchell 
  Director, Environmental Programs 
 
 Subject: EP Staff Comments on Rezoning Case No. 443 
  Worcester County Tax Map 16, Parcels 21 & 53 
  Reclassify approximately 25.57 Acres of A-1 Agricultural District to A-2 Agricultural District 
  and Reclassify 2 acres A-1 Agricultural District to C-2 General Commercial District    
      
 Date: 7/21/23 
 
 
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 §ZS 1-113(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 applicant is contending that there has been a change in the character of the neighborhood. 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 in the Land Use Map in the Worcester County 
Comprehensive Plan (Comprehensive Plan), as do properties to the west and south. This district is reserved 
for farming, forestry, and related industries with minimal residential and other compatible uses permitted.  It 
is expected that residential and other conflicting land uses although permitted, are discouraged within this 
district. The surrounding zoning and land uses for the most part have corresponded with their land use 
designations in the Comprehensive Plan. 

2. The existing property is not connected to public sewer and/or water at this time.  The subject property has a 
designation for a Sewer Service Planning Category of S-6/W-6 (No planned service) in the Master Water and 

Sewerage Plan. Our well and septic records indicate a septic tank served the existing building for the property 
until the system was demolished and abandoned.  To get an amendment approved for water & sewer planning 
area classification changes that permit connection to public systems, the underlying agricultural land use 
designation for the properties would need to change to be consistent with the Comprehensive Plan. 

3. We would note the Comprehensive Plan’s Chapter 7 Transportation notes on MD Route 589, referenced on 
Page 80:  “Of special note is the fact that the MD 589 corridor has experienced significant development and 
has reached an unsatisfactory level-of-service. During the period from 1990 to 2003, traffic increased by 112 
percent and congestion has become a daily occurrence, regardless of season. For this reason, MD 589 is 
considered impacted from a traffic standpoint. This implies that land use should not intensify in this area. 
Infill development of existing platted lots should be the extent of new development. This policy shall remain 



 
 
 
 
 
 

until road capacity is suitably improved.” The applicant should be prepared to address how this rezoning, if 
approved, would not negatively affect local traffic congestion.    

4. This proposed rezoning is located outside of the Atlantic Coastal Bays Critical Area (ACBCA) and will be 
subject to the Forest Conservation Law. The parcel included in the proposed rezoning has not previously been 
reviewed in conjunction with the Forest Conservation Law. The first portion of this rezoning would be a 
change from A-1 (Agricultural District) to A-2 (Agricultural District) and the afforestation/reforestation 
thresholds will not change if/when the property is further developed. The second portion of this request would 
be a change from A-1 (Agricultural District) to C-2 (General Commercial District). The afforestation and 
conservation threshold would be reduced for this request. A change from 20 percent to 15 percent and the 
reforestation threshold will change from 50 percent to 15 percent. 

5. The applicant submits that the character of the neighborhood has changed to an extent that justifies this 
amendatory action to change the zoning designation.  The example properties the applicant submits that justify 
a change in the character of the neighborhood had underlying land use designations of either commercial 
center or existing developed.  

 
If you have any questions on these comments, please do not hesitate to contact me.    
 
 
 



From: Aws Ezzat <AEzzat@mdot.maryland.gov>  
Sent: Wednesday, June 21, 2023 8:07 AM 
To: April Mariner <amariner@co.worcester.md.us> 
Cc: Jeffrey Fritts <JFritts@mdot.maryland.gov> 
Subject: Re: Rezoning Case #443 
 

April,   

    

After a review of Rezoning Case #443, MDOT SHA has no objection to the rezoning as 
proposed. If this parcel is proposed to be developed in the future, the proposed development will 
require review and approval from District 1 Access Management and need to obtain permitting, 
as necessary.    

    

As reflected in our aforementioned comments, MDOT SHA has no objections to the proposed 
rezoning as determined by Worcester County.  I would highly appreciate if you can copy/inform 
me in the future for any rezoning submissions.  

   

Thank you,   

 

  

Aws Ezzat, P.E. 

Regional Engineer, Access Management 

District 1  

660 West Road  

Salisbury, MD 21801     

AEzzat@mdot.maryland.gov  

(410) 677-4048 (office)  
 

mailto:AEzzat@mdot.maryland.gov
mailto:amariner@co.worcester.md.us
mailto:JFritts@mdot.maryland.gov
mailto:AEzzat@mdot.maryland.gov
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

EmA Elkton silt loam, 0 to 2 percent 
slopes

0.4 1.3%

FadA Fallsington sandy loams, 0 to 2 
percent slopes, Northern 
Tidewater Area

1.1 3.7%

HmA Hammonton loamy sand, 0 to 
2 percent slopes

4.8 16.8%

KeA Kentuck silt loam 4.6 16.0%

NnA Nassawango fine sandy loam, 
0 to 2 percent slopes

0.2 0.6%

NnB Nassawango fine sandy loam, 
2 to 5 percent slopes

12.5 43.3%

WddA Woodstown sandy loam, 0 to 2 
percent slopes, Northern 
Tidewater Area

5.2 18.2%

Totals for Area of Interest 28.7 100.0%
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Jennifer Keener
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MEMORANDUM 
 

To:  Worcester County Planning Commission 
From:  Matthew Laick, GISP, Deputy Director 
Date:  August 21, 2023 
Re: Text Amendment Application – Text Change §ZS 1-210(c)(5) – Detached single-

family and multi-family dwelling units in the C-2 General Commercial District 
 
Hugh Cropper, IV, Esquire has submitted a text amendment application seeking to allow 
detached single-family and multi-family dwelling units in the C-2 General Commercial District 
by special exception under §ZS 1-210(c)(5).  The amendment seeks to revise an existing 
provision that allows similar dwelling units as a special exception, provided they are attached to 
the primary commercial structure. 
 
BACKGROUND 

 
Currently single-family and multi-family dwelling units are allowed in the C-2 General 
Commercial District by special exception, but they must be contained in, attached to, or part of 
the principal commercial structure. Structures will still have to meet minimum lot requirements 
and would be subject to §ZS 1-325 Site plan review and any necessary approvals by the Board of 
Zoning Appeals.  Individual site plan concerns would and could be addressed at that time.   
 
DISCUSSION 
 
As with any text amendment that is granted it would apply to any C-2 zoned property in 
Worcester County. Currently there are approximately 985 properties that are zoned C-2.  Not all 
these parcels are served by public water and sewer.  This may be a limiting factor to the number 
of C-2 properties that could support this use.  As you will see from the attached map, the C-2 
District zoning is mainly found in northern and southern Worcester County with a few scattered 
parcels throughout the county.   
 
This amendment includes both single-family and multi-family dwelling units. There would be no 
gain in residential square footage by detaching the uses as outlined in the example provided in 
the attached memo from Ms. Keener, Director. However, the residential component is 
specifically excluded from the Design Guidelines and Standards for Commercial Uses.  This 

http://www.co.worcester.md.us/drp/drpindex.htm


provision has no open space requirements. Open space requirements could be added under §ZS 
1-210(c)(5) if the Planning Commission so desired.  Alternatively, site specific concerns can be 
addressed during the Board of Zoning Appeals review and site plan review processes as 
explained in the attached memo from Ms. Tremblay, Zoning Administrator. 
 
In closing, this text amendment would move the mixed use in the C-2 district from a vertical 
mixed use to more of a horizontal mixed use. If done correctly it would allow the sharing of 
amenities and utilities while providing a walkable community for those to enjoy where they work 
and live. 
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MEMORANDUM 
 

To:  Matthew Laick, GISP, Deputy Director 
From:  Jennifer Keener, AICP, Director  
Date:  August 15, 2023 
Re: Text Amendment Application – Detached single-family and multi-family 

dwelling units in the C-2 General Commercial District 
 
This memorandum is in response to your request for comments on the text amendment submitted 
by Hugh Cropper, IV, Esquire seeking to permit detached single-family and multi-family 
dwelling units in the C-2 General Commercial District by special exception.  The amendment 
seeks to revise an existing provision that allows similar dwelling units, provided they are 
attached to the primary commercial structure. 
 
I would stress that if changed, the text amendment would apply to any C-2 zoned property in 
Worcester County. The justification for the amendment as provided in Mr. Cropper’s application 
is more consistent with the special exception request regarding a specific property that would be 
required should the amendment be approved. 
 
BACKGROUND 

 
Currently single-family and multi-family dwelling units are allowed in the C-2 General 
Commercial District, but they must be contained in, attached to, or part of the principal 
commercial structure. There are also percentage limitations on the total amount of square footage 
that may be permitted for residential units based upon the amount of square footage provided in 
each respective commercial building on the property. Therefore, the number of residential units 
is dependent upon the size of the proposed units as determined by the developer. The proposed 
amendment would allow the residential component to be detached from the commercial 
component in a horizontal mixed-use development. 
 
DISCUSSION 
 
Unlike the recent C-3 District amendment to allow detached multi-family uses, the C-2 District 
comprises more of the existing commercial zoning and can be found in more locations 
throughout the county. Most, but not all, C-2 zoned parcels are located on or near to collector or 

http://www.co.worcester.md.us/drp/drpindex.htm


arterial highways, such as Routes 50, 589, 611 and 13. Some of these areas are not currently 
served by public water and sewer, which may be a limiting factor to support both the commercial 
and residential uses on a given parcel. In addition, this amendment includes both single-family or 
multi-family dwelling units. 
 
Based on the current verbiage, the overall amount of residential square footage allowed would be 
dependent upon the square footage of the commercial structure(s) on the property, rather than 
the gross square footage of all structures on the property. For example: 
 

• Commercial Property 1 has one commercial building consisting of 18,000 square feet.  
o The law currently allows 9,000 square feet of attached residential use under 

subsection B (50% of the building area).  
o The proposed amendment would allow the 9,000 square feet of residential use to 

be detached from the commercial building. 
 

• Commercial Property 2 has two commercial buildings consisting of 9,000 square feet 
each (18,000 square feet total).  

o The law currently allows 9,000 square feet of residential use attached to each 
commercial building under subsection A (100% of the building area, 18,000 
square feet total). 

o The proposed amendment would allow the 18,000 square feet of residential use to 
be combined and detached from the commercial building. 

 
As you can see from this example, there would be no gain in residential square footage by 
detaching the uses. Both the commercial and residential development would be subject to § ZS 
1-325 Site plan review and Planning Commission oversight, however the residential component 
is specifically excluded from the Design Guidelines and Standards for Commercial Uses. As 
discussed with the C-3 Highway Commercial District amendment, this current code provision 
has no open space requirements. 
 
In summary, this amendment does not change the quantity of commercial or residential square 
footages allowed, but it would affect the project layout by allowing a horizontal mixed-use 
development. When making their decision, the Planning Commission should consider the need 
for additional housing, the proximity and effects of having housing near/ in employment areas 
and the general availability of existing infrastructure.  
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      MEMORANDUM 
 
To:  Jennifer K. Keener, AICP, Director; Matthew Laick, GISP, Deputy Director 
From:  Kristen M. Tremblay, AICP, Zoning Administrator 
Date:  August 3, 2023 
Re: Zoning Ordinance Proposed Text Amendment – Text Change §ZS 1-210(c)(5) Single-

family or Multi-family Dwelling Units in the C-2 General Commercial District 
 
 
Thank you for providing me with an opportunity to comment on the proposed text amendment 
requested by Mr. Hugh Cropper, IV.  
 
The proposed text amendment seeks to allow single-family and multi-family dwelling units in the C-2 
General Commercial District. 
 
While supportive of the proposed amendment, it is my belief that some additional conditions should be 
imposed including requirements for open space areas and landscaping or fencing between commercial 
and residential uses on each site. Site-specific concerns can be addressed during both the Board of 
Zoning Appeals review and subsequent Site Plan review.  
 
Please let me know if you have any other questions.  
 

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


This is the strike and replace of §ZS 1-210(c)(5) with the requested text change. 
 
(5) Single-family or multi-family dwelling units contained in, as a part of or 
attached to located on the same lot or parcel as a principal commercial 
structure. Minimum lot requirements shall be as established for the principal 
commercial structure. Subject to the provisions of § ZS 1-325 hereof and to the 
following limitations: 

A.  
Where the area devoted to commercial use is ten thousand square feet 
or less, the total gross square footage of all residential units shall not 
exceed one hundred percent of the total gross square footage of the 
building area devoted to commercial use. 

B.  
Where the area devoted to commercial use is greater than ten thousand 
square feet but less than fifty thousand square feet, the total gross square 
footage of all residential units shall not exceed fifty percent of the total 
gross square footage of the building area devoted to commercial use. 

C.  
Where the area devoted to commercial use exceeds fifty thousand square 
feet, the total gross square footage of all residential units shall not exceed 
twenty-five percent of the total gross square footage of the building area 
devoted to commercial use. 

 

https://ecode360.com/14019768#14019768
https://ecode360.com/14019769#14019769
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COUNTY COMMISSIONERS OF WORCESTER COUNTY, MARYLAND 
 
 BILL 23-___ 
 
BY:    
INTRODUCED:    
 

A BILL ENTITLED 
 
AN ACT Concerning 
 
Zoning – Single-family or Multi-family Dwelling Units in the C-2 General Commercial District 

 
For the purpose of amending the Zoning and Subdivision Control Article to allow as a special 
exception use single-family and multi-family dwelling units accessory to an established 
commercial structure. 
 
Section 1.  BE IT ENACTED BY THE COUNTY COMMISSIONERS OF WORCESTER 
COUNTY, MARYLAND, that Subsection § ZS 1-210(c)(5) of the Zoning and Subdivision 
Control Article of the Code of Public Local Laws of Worcester County, Maryland be enacted to 
read as follows: 
 
(5) Single-family or multi-family dwelling units located on the same lot or parcel as a principal 
commercial structure. Minimum lot requirements shall be as established for the principal 
commercial structure. Subject to the provisions of § ZS 1-325 hereof and to the following 
limitations: 

A. Where the area devoted to commercial use is ten thousand square feet or less, the total 
gross square footage of all residential units shall not exceed one hundred percent of the 
total gross square footage of the building area devoted to commercial use. 
 
B. Where the area devoted to commercial use is greater than ten thousand square feet but 
less than fifty thousand square feet, the total gross square footage of all residential units 
shall not exceed fifty percent of the total gross square footage of the building area 
devoted to commercial use. 
 
C. Where the area devoted to commercial use exceeds fifty thousand square feet, the total 
gross square footage of all residential units shall not exceed twenty-five percent of the 
total gross square footage of the building area devoted to commercial use. 

 
Section 2.  BE IT FURTHER ENACTED BY THE COUNTY COMMISSIONERS OF 
WORCESTER COUNTY, MARYLAND, that this Bill shall take effect forty-five (45) days 
from the date of its passage. 
 

PASSED this __________ day of _______________________, 2023. 
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MEMORANDUM 
 

To:  Roscoe Leslie, County Attorney 
  Jennifer Keener, AICP, Director 

Kristen Tremblay, AICP, Zoning Administrator 
From:  Matthew Laick, GISP, Deputy Director 
Date:  August 1, 2023 
Re: Text Amendment Application – Text Change §ZS 1-210(c)(5) – Single-family or Multi-

family Dwelling Units in the C-2 General Commercial District 
********************************************************************************** 

 
Hugh Cropper IV has submitted a text amendment application to change the text in C-2 

General Commercial District to allow single-family and multi-family dwelling units not attached to the 
commercial structure on the same parcel or lot. A copy of the draft bill language is attached for your 
consideration. 

 
Currently, single-family, and multi-family dwelling units are allowed in the C-2 General 

Commercial District, but they must be contained in, attached to, or part of the principal commercial 
structure. There are also restrictions on the total amount of square footage that may be permitted for 
residential units based upon the amount of commercial gross floor area provided, as further explained 
in § ZS 1-210(c)(5)A, B and C. As stated by Hugh Cropper, the proposed text amendment would allow 
the residential component to be detached from the commercial uses.  The applicant believes that 
single-family or multi-family dwelling units located on the same lot or parcel as a principal 
commercial structure is consistent with the spirit and intent of both the C-2, General Commercial and 
R-3, Multifamily Residential Districts. 

 
I intend to present this amendment at the September 7, 2023, Planning Commission meeting. 

Therefore, please send any comments you may have on the application by Wednesday, August 23, 
2023, so that I may finalize the staff report. 
 

If you have questions or need additional information, please let me know. 
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Worcester County Commissioners 
Worcester County Government Center 

One W. Market Street, Room 1103 
Snow Hill, Maryland 21863 

PETITION FOR AMENDMENT TO THE OFFICAL TEXT 
OF THE ZONING AND SUBDIVISION CONTROL ARTICLE 

(For Office Use Only - Please Do Not Write in this Space) 

Date Received by Office of the County Commissioners ______ _ 

Date Received by Development Review and Permitting ______ _ 

Date Reviewed by the Planning Commission __________ _ 

I. A1:mlication: Proposals for amendments to the text of the Zoning and Subdivision Control 
Article may be made by any interested person who is a resident of Worcester County, a 
taxpayer therein, or by any governmental agency of the County. Check applicable status 
below: 

a. Resident of Worcester County: X 

b. Taxpayer of Worcester County: X 

c. Governmental Agency: 
(Name of Agency) 

II. Proposed Change to Text of the Zoning and Subdivision Control Article 

a. Section Number: ZS1-210(c}(5} 

b. Page Number: ZSI:11:55 

c. Proposed revised text, addition or deletion: Please See Attached 

1 
Revised April 22, 2016 

7/10/23



III. Reasons for Requesting Text Change: 

IV. 

a. Please list reasons or other information as to why the proposed text change is 
necessary and therefore requested: Please See Attached 

Signature of App~ 

Signature(s): , 

Printed Name(s): _T.,,_o:,::,;d=d~Fe""'rr"""'an=te:..._ _______________ _ 

Mailing Address: 12720 Ocean Gateway, Unit 8, Ocean City, Maryland 21842 

Phone Number: {410) 430-6284 

Email: _-=.;:to"-=d=d""'@...,p"-=ar=k=p=l=ac=e""'je:..:w.:..;e=le=rs=·=co=m::.::.::.... ______________ _ 

Date: ~\a,.'3 ____ _._ _____________________ _ 

Signature of Attom~y ~ 

Signature(s): ---~------ --------------

Printed Name(s): Hugh Cropper IV and Kristina L. Walkowski 

Mailing Address: 9927 Stephen Decatur Hwy .• Ste F-12, Ocean City, MD 21842 

Phone Number: {410) 213-2681 

VI. General Information Relating to the Text Change Process a. Applications for 
text amendments shall be addressed to and filed with the Office of the 
County Commissioners. The required filing fee must accompany the 
application. 

2 
Revised April 22, 2016 



b. Procedure for Text Amendments: Text amendments shall be passed by the County 
Commissioners of Worcester County as Public Local Laws according to legally 
required procedures, with the following additional requirements .. Any proposed 
amendment shall first be referred to the Planning Commission for 
recommendation. The Planning Commission shall make a recommendation within 
a reasonable time after receipt of the proposed amendment. After receipt of the 
recommendation of the Planning Commission, the County Commissioners shall 
hold at least one public hearing in relation to the proposed amendment, at which 
parties and interested citizens shall have an opportunity to be heard. At least 
fifteen {15) days notice of the time and place of such hearing and the nature of the 
proposed amendment shall be published in an official paper or a paper of general 
circulation in Worcester County. In the event no County Commissioner is willing 
to introduce the proposed amendment as a bill, it will not be considered. 
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