
WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 

AGENDA 

 

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

 

I. Call to Order 

 

II. § ZS 1-315 Residential Planned Communities 

 

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

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

 

Description: Concept plan approval (establishment of the RPC floating zone) of Phase 2 of Sea 

Oaks Village, consisting of 76 townhome units and ‘ball courts.’ 

 

Location: West side of MD Route 611 (Stephen Decatur Highway), north of Sinepuxent Road. 

 

Owner: Engineer: 

Sea Oaks Village, 

LLC 
Carpenter Engineering, LLC 

841 E. Fort Avenue, 

Suite 152 

P.O. Box 3460 

Ocean City, MD 21843 

Baltimore, MD 

21230 
302-438-6745 

 Ronnie@carpenterEngineeringLLC.com 

 

III. Adjourn 

 

Governor Larry Hogan has issued an Executive Order that limits public gatherings to no more 

than 10 persons in a further effort to reduce the spread of the COVID-19 virus. All in-person 

meetings have been suspended for the time being.  

 

To facilitate the review of current projects, county staff will be holding a teleconference that will 

be open to the public during the regularly scheduled meeting time.  

 

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

procedures for the meeting** 

                                               

mailto:Ronnie@carpenterEngineeringLLC.com


Technical Review Committee 

Conference Call Directions 

April 14, 2021 Meeting 

 

To members of the public dialing in: 

 

• Call (410) 632-9400 

• You will be prompted for the conference ID: 03# 

• You will then be prompted for the PIN: 123456# 

 

At approximately 1:00 PM, the Chair will call the meeting to order, and take roll call of all staff 

present, using the typical order found on each TRC packet cover sheet. Those persons should also 

identify any additional staff present with them on the call. We will follow the normal procedure 

for introduction of the project, identification of each of the applicants on the line, and will go 

through the review comments by department. 

 

For ease of the discussion, zoning staff has numbered each page in the respective comment packet 

so that staff and the applicants can first refer to the page number, then the particular comment on 

that page.  Please keep in mind that while everyone should have their site plans open and available, 

you will need to ensure that your method of conveying the comments is tailored to this new 

discussion format. 

 

If you are listening in but are not participating in the discussion, please mute the call on your end 

to avoid disruptions. 

 

For Minor Site Plan Review Projects: 

The Technical Review Committee is the approving authority for minor projects. If your project 

qualifies, you will need to address the staff comments outlined in the packet, and submit plan sets 

to staff for follow-up review. Final signature approval will follow the normal review and email 

approval process. Once the revised plans have been approved, the zoning staff will direct you to 

submit the final copies for signature approval, along with any additional information. You may 

then proceed to permitting. 

 

For Major Site Plan Review Projects: 

The Planning Commission is the approving authority for major projects. If your project qualifies, 

you will need to address the staff comments outlined in the packet, and submit 10 sets of the plans 

for review by the Planning Commission. We will continue to adhere to our regular application 

submittal deadline in the event that the restrictions are lifted or modified, or until other solutions 

are identified. 



 TECHNICAL REVIEW COMMITTEE 

 

STAFF PERSON:      Kristen M. Tremblay     DATE OF MEETING:     April 14, 2021 

 

PROJECT:  Sea Oaks Village RPC – Phase 2 (Residential Planned Community (RPC) Site 

Plan Review) 

Concept plan approval (establishment of the RPC floating zone) of Phase 2 of Sea 

Oaks Village, consisting of 76 townhome units and ‘ball courts.’ Located at the west 

side of MD Route 611 (Stephen Decatur Highway), north of Sinepuxent Road. Tax 

Map 26, Parcel P/O 274, Tax District 10, C-1 Neighborhood Commercial and R-3 

Multifamily Residential, Sea Oaks Village, LLC, owner; Carpenter Engineering, 

LLC, Engineer.  

 

APPLICANT(S) IN ATTENDANCE: _______________________________________________ 

______________________________________________________________________________ 

 

TRC MEMBERS IN ATTENDANCE:  

 

_____ Tremblay, Zoning Administrator 

_____ White, DRP Specialist 

_____ Miller, Building Plans Reviewer III 

_____ Mitchell, Environmental Programs 

_____ Marsh, Environmental Programs 

_____ Bradford, Environmental Programs 

_____ Birch, Environmental Programs 

_____ Gerthoffer, Environmental Programs 

_____ Mathers, Environmental Programs 

_____ Owens, Fire Marshal 

_____ Adkins, County Roads 

_____ Berdan, County Roads 

_____ Wilson, State Highway Admin. 

_____ Conner, State Highway Admin. 

_____ Ross, W & WW, DPW 

_____ Clayville, Planning Commission Rep.  

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

Under the terms of ZS 315, this application is considered to be a major residential planned 

community. This Step I of the proposed Concept Master Plan must be reviewed by the Technical 

Review Committee prior to submission to the Planning Commission.  A subsequent review and 

approval after a public hearing must also be held by the County Commissioners at a later date. Step 

II shall follow a similar process before Step III may be conducted (consisting of an implementation 

plan and subdivision approval).  

 



 
DEPARTMENT OF  

DEVELOPMENT REVIEW AND PERMITTING 

Worcester County 
GOVERNMENT CENTER 

ONE WEST MARKET STREET, ROOM 1201 

SNOW HILL, MARYLAND 21863 

TEL:410.632.1200 / FAX: 410.632.3008 

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

Citizens and Government Working Together 
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WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE – Staff Report 

 

April 14, 2021 

 

Project: Sea Oaks Village Residential Planned Community (RPC Overlay Zone) 

Phase II – Request for concept plan approval for townhome units and associated 

‘ball courts,’ in the ‘Seaside Architectural Style,’ on the west side of Stephen 

Decatur Highway (MD Route 611), north of Sinepuxent Road, Tax Map 26, 

Parcel 274, Tax District 10, R-3 Multi-family Residential District and C-1 

Neighborhood Commercial District.  

 

Background:  Phase I, Step II (Floating Zone Establishment), was approved by the Worcester 

County Commissioners on November 20, 2018. The Sea Oaks Village (Phase 1) 

Subdivision was recorded with the Clerk of Courts on July 17, 2020. Additionally, 

a commercial major site plan approval for ‘contractor shops’ (12,000 square 

feet) and ‘retail’ (11,480 square feet) was approved by the Planning Commission 

on December 5, 2019. A building permit application has recently been received 

by the Department.   

 

Prepared by:  Kristen M. Tremblay 

Contact:  ktremblay@co.worcester.md.us  

 

General Procedure: 

1. The Technical Review Committee (TRC) shall meet with the applicants and shall review the 

residential planned community (RPC) application, including the Step I concept plan and 

required written statement. The TRC shall, subsequent to the meeting and review, identify 

areas of concern and issues to be addressed by the Planning Commission. It shall report its 

findings and recommendations to the applicants and to the Planning Commission in writing 

in a report known as the "Technical Review Committee Report." The TRC may solicit other 

agency comments prior to making its report and may require additional information, studies 

or reports. The TRC shall review the submission and present its report within ninety (90) 

days after receipt of the applicant's submission of a complete application, unless extended by 

the Planning Commission. 

http://www.co.worcester.md.us/departments/drp
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2. The Planning Commission shall then meet with the applicant to review the submission and 

the TRC Report and may as a group visit the site of the proposed project. The Planning 

Commission shall produce findings based on the items considered under Subsections 

(k)(2)A1(ix)a through (k)(2)A1(ix)g of the zoning ordinance. The Planning Commission 

shall also produce a recommendation to the County Commissioners as to approval or 

disapproval of the RPC application, which may address the areas identified in the TRC 

Report and such other areas of concern and such requirements as the Planning Commission 

may deem necessary and appropriate to advise the County Commissioners. The Planning 

Commission shall submit its recommendation within ninety (90) days after receipt of the 

TRC Report, unless extended by the County Commissioners. 

3. The County Commissioners shall consider the application and recommendation and 

hold a public hearing within ninety (90) days of receipt of the Planning Commission's 

recommendation, unless extended by the County Commissioners. The hearing shall have 

the same procedural formalities as a map amendment as described in section § ZS 1-113(c) 

of the zoning ordinance. Notice of such public hearing shall be as required in section § ZS 1-

114.  

4. The County Commissioners shall review the application, TRC Report and Planning 

Commission's recommendation and shall, following the public hearing, approve or 

disapprove the application and, if approved, establish the residential planned community 

floating zone. Failure of the County Commissioners to reach a formal decision to approve or 

disapprove the application within six (6) months of the public hearing shall constitute a 

denial of the application. In granting an approval, the County Commissioners may 

impose conditions which shall become a part of the approval regulating the RPC. In 

addition, the County Commissioners may require independent reports of consultants, at the 

expense of the developer, prior to Step I concept plan approval.  

5. Any RPC approved by the County Commissioners must be unconditionally accepted as 

approved, in writing, by the applicant requesting such use within ninety (90) days after 

approval by the County Commissioners. Failure to so accept, in writing, any such residential 

planned community so approved by the County Commissioners shall be considered a 

rejection and abandonment by the applicant of the approval, and thereafter any such RPC so 

approved shall be null and void and of no effect whatsoever. Any transfers of the property 

shall be subject to the approved plan. Step I concept plan approval by the County 

Commissioners shall be considered a reclassification and subject to appeal as such. 

6. Step I approval shall automatically expire and terminate unless the Step II approval is 

obtained within one (1) year from the date of Step I approval. The County 

Commissioners may extend the Step I approval for a maximum of one (1) additional year, 

provided the one (1) year extension is requested not less than sixty (60) days prior to the 

expiration of the Step I approval and granted prior to expiration as well. 

7. Step II master plan approval. Upon completion of Step I, an applicant shall develop and 

submit to the TRC and the Planning Commission a detailed plan which shall serve as a 

master plan for the entire project and which shall be in accordance with the Step I approval 
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*Any questions relative to the review process should be directed to Kristen M. Tremblay at 

ktremblay@co.worcester.md.us 

 

Project Specific Comments: This project is subject to, but not limited to, the following sections 

of the Zoning and Subdivision Control Article: 

§ZS1-209 C-1 Neighborhood Commercial District 

§ZS1-207 R-3 Multi-Family Residential  

§ZS1-305 Lot Requirements Generally 

§ZS1-306 Access to Structures 

§ZS1-315 Residential Planned Communities 

§ZS1-326 Classification of Highways 

§ZS1-327 
Additional Setbacks from Drainage Ditches 

and Stormwater Management Facilities 

 

Major Residential Planned Community Concept Master Plan Corrections Required: 

1. Please note that the Site Plan Approval for the Phase I Commercial contractor shops and 

retail will expire on December 5, 2021 if building permits have not yet been obtained. 

The Department may provide an extension of up to twelve (12) months, however the 

extension application must be made at least sixty (60) days prior to expiration. A 

Building Permit Application for the Commercial has been received and is in process.  

2. Please provide a slightly more visible, distinct delineation between phases prior to Step II 

submission.  

3. Please note that the Planning Commission will be reviewing the minimum lot area, 

setbacks, lot width, and road frontage requirements during Step II, if Step I is approved 

by the County Commissioners. Also, please indicate the maximum heights of all 

structures proposed at that time.  

4. While the number of units is to be addressed more specifically during Step II of the RPC 

process, if it is going to be presented on the Step I concept master plan, please verify the 

number of townhome units proposed as provided as there appears to be a discrepancy 

between the number counted and the number indicated in the notes section.  

5. Common Use Open Space Calculations: 

a. A minimum of thirty percent (30%) of the total site acreage must be provided: 

i. Parcel is 39.98 acres; 12 acres have been provided (equivalent to 30%) 

b. A minimum of fifty percent (50%) of the required open space (6 acres) must be 

retained in its natural state and not used to satisfy the requirements for passive or 

active recreation. No more than fifty percent (50%) of this may be private 

wetlands. 

i. Six (6) acres required; 3.76 acres upland provided and not used for passive 

or active recreation; remainder (17.923 acres) is wetlands (only 2.24 acres 

may be applied towards this standard). Requirement met. 

c. A minimum of ten percent (10%) of the required open space must be for active 

recreation (1.2 acre required). 

i. 1.56 acres of upland is provided for active recreation (12.8%). Exceeds ten 

percent (10%) minimum.  

mailto:ktremblay@co.worcester.md.us


Sea Oaks Village RPC Phase II Step I – TRC Staff Report 

Page 4 of 5 

 

d. A minimum of twenty percent (20%) of the required open space must be for 

passive recreation (2.4 acres required). 

i. 2.4 acres of upland is provided for passive recreation. Requirement met.  

6. Section ZS1-315(d)(2)(B)(5)(iv), requires that all open space and areas for active and 

passive recreation be dedicated, developed and perpetually protected. Please indicate the 

mechanism for its long-term protection.  

7. Please provide a preliminary capacity and availability analysis of water and wastewater 

facilities for the proposal to be served by existing public utilities.  

8. Please provide a narrative of the previous Master Plan approval along with an 

update of construction completed to-date as well as an estimated timeframe for 

construction of both Phase I and Phase II.  

9. A written narrative must be provided which addresses the following (Section §ZS1-

315(k)(2)(A)(1)(ix) which may be placed on the site plan or as an attached letter: 

a. The RPC’s conformance with the goals, objectives and recommendations of the 

Comprehensive Plan, compliance with the zoning regulations and other established 

development policy guidelines, and with the Comprehensive Plan, zoning regulations, 

development policy guidelines and annexation policies of any municipality within 

one (1) mile of the proposed project's boundaries. 

b. The general location of the site, a description of existing and anticipated land use in 

the immediate vicinity and the residential planned community's compatibility with 

those land uses. 

c. The availability and adequacy of public facilities, services and utilities to meet the 

needs of the RPC and the long-term implications the project would have on 

subsequent local development patterns and demand for public facilities and services. 

d. The consistency of the RPC with the general design standards as contained in 

Subsections (j)(1) through (j)(5) hereof. 

e. The relationship of the RPC’s proposed construction schedule, including any phasing, 

and the demand for and timely provision of public facilities, services and utilities 

necessary to serve the project. 

f. The capacity of the existing road network to provide suitable vehicular access for the 

RPC, the appropriateness of any existing or proposed improvements to the 

transportation network, the adequacy of the pedestrian and bicycle circulation, and 

the proposed means of connectivity of the project to surrounding residential, 

commercial and recreational development and uses. 

g. The relationship of the proposed method of wastewater disposal and provision of 

potable water service with the goals, objectives and recommendations of the 

Comprehensive Plan, Comprehensive Water and Sewer Plan, and other established 

policy guidelines. 

10. Phase I: 

a. Staff would also like to know what is proposed for the northeast portion of the 

first phase.  
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Other Items for Consideration: 

If approval of Step I is granted by the County Commissioners, the following will need to be 

addressed prior to the submission of any Step II materials: 

1. The master plan shall conform to the regulations as set forth in the zoning ordinance and 

include any details and specifications as may be required by the TRC and the Planning 

Commission. The master plan shall include, at a minimum, the following: 

a. An accurate topographic and boundary line survey of the project site, including the 

survey location of the perimeter of all forested areas, existing significant trees, the 

one-hundred-year floodplain line, the Critical Area boundary line, where applicable, 

the tidal and nontidal wetland lines and their buffers, location of important habitat or 

sensitive areas, and source water and aquifer recharge areas and a location map 

showing its relationship to surrounding properties. 

b. Proposed extent of forest clearing, wetland and buffer impacts, Critical Area buffer 

impacts or variances, and the proposed percentage of impervious area. 

c. The use, type, size and location of proposed structures, particularly with regard to the 

provision of mixed uses and clustering. 

d. The general size, arrangement and location of any lots and proposed building groups. 

e. The pattern of existing and proposed access points, public and private roads, 

vehicular travelways, parking, pedestrian and bicycle paths, internal and external 

circulation and connectivity, particularly to surrounding residential, commercial and 

recreational development and uses, and the intended design and construction 

standards. 

f. The general location, type and size of proposed landscaping. 

g. The location of existing and proposed water and wastewater facilities, including how 

and when such facilities are to be provided. 

h. Architectural drawings, elevations, sketches or models illustrating the general design, 

character and pedestrian-scale of the proposed structures and a written description of 

how they relate to the architectural style and landscape design in the existing County 

towns, villages, and surrounding development. 

i. The general location of recreational and open space areas and areas reserved or 

dedicated for public uses, such as schools, community centers, libraries, fire stations 

and park sites, and any open space to be owned and maintained by a property owners' 

association. Areas proposed for active and passive recreation shall be shown, along 

with a description of the facilities and equipment to be provided in these areas. 

j. The existing topography and drainage pattern and the proposed stormwater 

management system showing basic topographic changes. 

k. Statistical data on the total size of the project area, density computations, proposed 

number of residential units by type, compliance with area limitations and 

requirements for uses, area in streets, area in parking and parking tabulation and any 

other similar data pertinent to a comprehensive evaluation of the proposed 

development. 

l. A detailed time schedule for the implementation and construction of the development 

and, if appropriate, a plan for phasing the construction of the RPC, showing the 

general geographical coverage of future plats or plans, their approximate sequence of 

submission, each of which must meet pertinent requirements either on their own or in 

conjunction with prior phases. 

 











 
 

TECHNICAL REVIEW COMMITTEE COMMENTS 

 

PROJECT: Sea Oaks Village  - Phase II   TRC #: 2021124 

LOCATION: Tax Map 26; Parcel 274 

CONTACT: Sea Oaks Village, LLC 

MEETING DATE: April 14, 2021  COMMENTS BY: Matthew Owens 

           Chief Deputy Fire Marshal 

 
 

As you requested, this office has reviewed plans for the above project.  Construction shall be in 

accordance with applicable Worcester County and State of Maryland fire codes.  This review is 

based upon information contained in the submitted TRC plans only, and does not cover 

unsatisfactory conditions resulting from errors, omissions or failure to clearly indicate conditions.  A 

full plan review by this office is required prior to the issuance of a building permit. The following 

comments are noted from a fire protection and life safety standpoint. 

 

Scope of Project 

 

The proposed phase II of Sea Oaks consisting of 76 townhouse lots and “ball courts”. 

 

General Comments 

 

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

 

a. Water Source 

b. Engineering study for reliability of water source 

c. Size (in gallons) of water source 

d. Replenishment of water supply 

e. Diameter of in ground pipe 

f. Number of hydrants 

g. Location of hydrants 

h. Roadway width and surface types 

i. Distance from hydrant to roadway 

 

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

 

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

coordinated with this office prior to installation. 

 

5. Obstructions shall not be placed or kept near fire hydrants, fire department inlet connections, 

or fire protection system control valves in a manner that would prevent such equipment or 

fire hydrants from being immediately visible and accessible. 

 

6. All underground water mains and hydrants shall be installed, completed, and in service 

prior to construction work or as soon as combustible material accumulates, which ever comes 

first. A stop work order will be issued if fire hydrants are not in service prior to construction 

work start. 

 

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

construction.  Fire lanes shall be not less than 20 ft. in unobstructed width, able to withstand 

live loads of fire apparatus, and have a minimum of 13 ft. 6 in. of vertical clearance. Fire lane 

access roadways must be established prior to construction start of any structure in the project. 

Failure to maintain roadways throughout the project will be grounds to issue stop work 

orders until the roadway access is corrected. 

 

8. Coordinate 9-1-1 addressing with Worcester County Department of Emergency Services 

(410) 632-1311. 

 

Specific Comments 

 

1. A fire hydrant shall be located within 100 feet of fire department connection for 

sprinkler system.   
 

2. Multifamily units shall be protected by an automatic sprinkler system. Plans shall be 

submitted and approved by this office prior to the installation of such system. 

 

3. Provide the appropriate code compliant fire rated separation between units. 

 

4. Complete set of building plans shall be submitted and approved prior to start of construction. 

 

5. No further comments at this time. 
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March 26, 2021 
 
 
Ms. Kristen Tremblay, Zoning Administrator 
Department of Developing, Review, and Planning 
Worcester County Government Center 
One West Market Street, Room 1201 
Snow Hill  MD 21863 
 
Dear Ms. Tremblay: 
  
Thank you for the opportunity to review the concept plan for the proposed Sea Oaks development, located 
on the west side of MD 611, north of Sinepuxent Road, in Worcester County.  The Maryland Department 
of Transportation State Highway Administration (MDOT SHA) has reviewed the plans, and we are 
pleased to respond. 
 
This site plan proposes the construction of 76 townhome units and associated ‘ball courts.’ This project is 
currently undergoing the Commercial Access Permit Review process, in which the District Office is still 
awaiting the second plan review submission.  After having been in contact with Carpenter Engineering 
LLC., the design engineering group drafting this project, the attached access and pavement marking 
revisions were agreed upon, which are required to be reflected in the revised plan review submission to 
the District Office. No work can be initiated in the State right of way until a Commercial Access Permit 
has been issued through this Office. 
 
If you have any questions or require additional information please contact Mr. Daniel Wilson, Access 
Management Regional Engineer, at 410-677-4048, by using our toll-free number (in Maryland only) at 1-
800-825-4742 (x4048), or via email at dwilson12@mdot.maryland.gov.  He will be happy to assist you. 
 
Sincerely, 
 
 
 
 
James W. Meredith 
District Engineer 
 
Attachment 
 
 
cc:        Mr. Dallas Baker, Assistant District Engineer, D-1 Project Development, MDOT SHA 

Mr. Jeff Fritts, D-1 Access Management Inspector, MDOT SHA 
Mr. Rodney Hubble, Resident Maintenance Engineer, Snow Hill Shop, MDOT SHA 

 Mr. Tony Turner, Asst. Resident Maintenance Engineer, Snow Hill Shop, MDOT SHA 
Mr. Daniel Wilson, D-1 Access Management Regional Engineer, MDOT SHA 

mailto:dwilson12@mdot.maryland.gov


RETAIL 11,480 SF

    ONE  FLOOR

 S54°33'30"E

 234.62'

 2259.34'

 N54°55'00"W

S.G.W.

44
'

50'

SEA OAKS LANE - OUTLOT #11

(PRIVATE ROAD OF VARYING W
IDTH)

S

S

S

50
' F

RO
NT

 Y
AR

D 
SE

TB
AC

K

MH #8

CB5

CB7

CB6

EXISTING EDGE
OF PAVEMENT

EXISTING R.O.W.

DEED : 5822/104

H-3 LLC

PARCEL 275 - TAX M
AP 26

TAX ID #10-013429

USE : AGRICULTURAL

ZONING : A-1

PARCEL 274 - TAX M
AP 26 (PARCEL 2)

P
A
R

C
E
L 

B

FM

FM

FM

FM

FM

FM

FM

FM

S

F
M

F
M

F
M

F
M

F
M

F
M

F
M

PR
O
P.

 C
UR

B 
CU

T

3
0
' R

30' R

30
'

15
'

15
'

H.
C.

R.

H.
C.

R.

6-
FO

O
T 

BI
KE

 L
AN

E

11
-F

O
O
T 

AC
CE

LE
RA

TI
O
N 

LA
NE

12
-F

O
O
T 

SO
UT

HB
O
UN

D 
LA

NE

11
-F

O
O
T 

LE
FT

 &
 L
EF

T 
LA

NE

12
-F

O
O
T 

NO
RT

HB
O
UN

D 
LA

NE

10
-F

O
O
T 

RI
GH

T 
TU

RN
 L
AN

E

12
-F

O
O
T 

SO
UT

HB
O
UN

D 
LA

NE

12
-F

O
O
T 

NO
RT

HB
O
UN

D 
LA

NE

6-
FO

O
T 

SH
O
UL

DE
R

EXISTING EDGE
OF PAVEMENT

EXISTING EDGE
OF PAVEMENT

12
-F

O
O
T 

SO
UT

HB
O
UN

D 
LA

NE

11
-F

O
O
T 

LE
FT

 &
 L
EF

T 
LA

NE

12
-F

O
O
T 

NO
RT

HB
O
UN

D 
LA

NE

11
-F

O
O
T 

AC
CE

LE
RA

TI
O
N 

LA
NE

11
-F

O
O
T 

AC
CE

LE
RA

TI
O
N 

LA
NE

EXTENDED CULVERT

LIMITS OF NEW PAVEMENT
(APPROX. 19 FEET WIDE
225 FEET LONG)

6-
FO

O
T 

SH
O
UL

DE
R

DESCRIPTION OF SOILS

ACCORDING TO THE SOIL SURVEY OF WORCESTER COUNTY, UNDERLYING SOILS

WITHIN THE LIMITS OF DISTURBANCE ARE THOSE REPRESENTATIVE OF

HAMBROOK, HURLOCK, AND MULLICA-BERRYLAND SERIES.  THE LIMITING ZONE IS

ASSUMED TO VARY BETWEEN 0.5 FEET AND GREATER THAN 3.75 FEET FROM THE

EXISTING GROUND SURFACE.

HbB - HAMBROOK SANDY LOAM, 2 TO 5% SLOPES, HSG B, K FACTOR= 0.32

HuA - HURLOCK LOAMY SAND, 0 TO 2 % SLOPES, HSG A/D, K FACTOR= 0.02

MuA - MULLICA-BERRYLAND COMPLEX, 0 TO 2% SLOPES, HSG A/D, K FACTOR= 0.15

SEQUENCE OF CONSTRUCTION  (CONTINUED FROM SHEET 2)

8.  INSTALL SANITARY SEWER AND STORM SEWER PER PLAN AND DETAILS.  DEWATERING FOR

INSTALLATION OF SANITARY SEWER WILL BE REQUIRED.  THE USE OF A SILT SACK OR DIRT BAG SHALL

BE PERMITTED IN ACCORDANCE WITH THE GROUNDWATER APPROPRIATION PERMIT.  ONCE STORM

SEWER INLETS HAVE BEEN INSTALLED, INSTALL INLET PROTECTION.  [10 DAYS]

9.  CONDUCT BULK GRADING TO THE DESIGN ELEVATIONS AND IMMEDIATELY APPLY STONE BASE TO

AREAS DESIGNATED FOR IMPERVIOUS PAVEMENT.  SUBSOIL SHALL NOT BE STOCKPILED BUT RATHER

WORKED TO DESIGN GRADE.  SURPLUS TOPSOIL WILL BE EXPORTED TO THE RESIDENTIAL PORTION OF

THIS PROJECT AND IN ACCORDANCE WITH APPROVED SEDIMENT CONTROL PLAN. [10 DAYS]

10.  STABILIZE ALL DISTURBED PERVIOUS AREAS PER THE TEMPORARY SEEDING SPECIFICATIONS.

11. CONTACT SEDIMENT AND EROSION CONTROL INSPECTOR FOR INSPECTION OF TEMPORARY

STABILIZATION. ONCE THE INSPECTOR HAS CONCURRED THAT ADEQUATE PERIMETER CONTROLS ARE IN

PLACE, THE CONTRACTOR MAY PROCEED WITH ROAD CONSTRUCTION, PARKING LOT CONSTRUCTION

AND BUILDING CONSTRUCTION.

SEQUENCE OF CONSTRUCTION FOR FINE GRADING

1. PERFORM NECESSARY MAINTENANCE TO EROSION AND SEDIMENT CONTROL

MEASURES. [3 DAYS]

2. POUR CONCRETE BUILDING PADS AND CONSTRUCT BUILDINGS. [60 DAYS]

3. CONDUCT FINE GRADING, WHILE ALLOWING FOR PERVIOUS SECTION, AND STABILIZE IN

ACCORDANCE WITH PERMANENT STABILIZATION PRACTICES WITHIN 7 DAYS.   [4 DAYS]

4. INSTALL ROOF DRAINS, PIPING, POP-UP EMITTERS, AND GUTTER SCREENS.  [1 DAY]

5.  INSTALL REMAINING UTILITIES AND CONCRETE WALKWAYS.  [4 DAYS]

6.  ONCE CONTRIBUTING DRAINAGE AREA IS STABILIZED, INSTALL PERMEABLE PAVEMENT AND

SUBMERGED GRAVEL WETLANDS PER BMP SPECIFIC SEQUENCE OF CONSTRUCTION. [7 DAYS]

7.  PAVE ROAD AND PARKING LOT AND ENTRANCES AS SHOWN HEREON.  [2 DAYS]

8. FINAL STABILIZE ANY REMAINING AREAS TO BE VEGETATED. [2 DAYS]

9.  STRIPE PARKING AREA, AND INSTALL SIGNAGE.  [2 DAYS]

10. INSTALL LIGHTING AND LANDSCAPING PER PLANS AND DETAILS.  [5 DAYS]

11.  CONTACT SEDIMENT AND EROSION CONTROL INSPECTOR FOR INSPECTION OF FINAL

STABILIZATION. ONCE THE FINAL SITE STABILIZATION HAS BEEN PERFORMED AND APPROVED

BY THE INSPECTOR, CONTRACTOR MAY PROCEED WITH REMOVAL OF THE PERIMETER

EROSION AND SEDIMENT CONTROLS.
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P/O PARCEL 274, TAX MAP 26

10th TAX ELECTION DISTRICT

WEST OCEAN CITY MARYLAND

PROPERTY OWNERS

SEA OAKS VILLAGE, LLC

841 E. FORT AVENUE, SUITE 152

BALTIMORE, MD 21230

PARCEL DESCRIPTION

SITE DATA

EXISTING ZONING

SITE AREA

EXISTING/PROPOSED USE

RESIDENTIAL PLANNED COMMUNITY

APPROVED PHASE 1

59 TOWNHOUSES

SWIMMING POOL/PLAYGROUND

± 11,480 SF RETAIL

± 12,000 SF CONTRACTORS SHOPS

PROPOSED PHASE 2

76 TOWNHOUSE

BALL COURTS
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R.D.HAND

M-1

1"=100'

SEA OAKS VILLAGE

± 18.13 ACRES NON-TIDAL WETLANDS

± 21.85 ACRES UPLAND

± 39.98 ACRES TOTAL SITE

OPEN SPACE PROVIDED 

+/- 25.07 ACRES TOTAL OPEN SPACE (+/-62.7% OF TOTAL SITE)

+/-7.72 ACRES UPLAND

+/-17.293 ACRES WETLAND

1.56 ACRES UPLAND ACTIVE RECREATION (+/-12.8% OF REQUIRED OPEN SPACE)

2.4 ACRES UPLAND PASSIVE RECREATION (+/- 20.0% OF REQUIRED OPEN SPACE)

3.76 ACRES UPLAND/17.293 ACRES WETLAND - NATURAL OPEN SPACE (+/- 175% OF

REQUIRED OPEN SPACE)

±  4.219 ACRES C-1 NEIGHBORHOOD COMMERCIAL(+/-10.6%)

± 35.761 ACRES R-3, MULTI-FAMILY RESIDENTIAL

± 39.98 ACRES TOTAL SITE

AREA BREAKDOWN-RESIDENTIAL= +/-35.76 ACRES

+/- 4.28 ACRES UNITS AND WALKS

+/- 4.35 ACRES PARKING AND DRIVES

+/- 0.085 ACRES UTILITY OUTLOT

+/- 2.95 OPEN AREA WITHIN LOTS

+/- 24.095 ACRES OPEN SPACE

AREA BREAKDOWN-COMMERCIAL= +/- 4.219 ACRES

+/- 0.65 ACRES BUILDING AND WALKS

+/- 1.40 ACRES PARKING AND DRIVES

+/- 0.30 ACRES STORM WATER

+/- 1.09 ACRES UPLAND OPEN AREA

+/- 0.77 ACRES WETLAND OPEN AREA

OPEN SPACE REQUIRED 

12 ACRES TOTAL OPEN SPACE (30% OF TOTAL SITE)

6 ACRES UPLAND MINIMUM/3 ACRES NATURAL MINIMUM

6 ACRES WETLAND MAXIMUM/3 ACRES NATURAL MINIMUM

1.2 ACRES ACTIVE RECREATION (10% OF REQUIRED OPEN SPACE)

2.4 ACRES PASSIVE RECREATION (20% OF REQUIRED OPEN SPACE)

3.0 ACRES UPLAND/3.0 ACRES WETLAND- NATURAL OPEN SPACE (50% OF OPEN SPACE)

RESIDENTIAL PLANNED COMMUNITY

LEGEND

NON TIDAL WETLAND

NON TIDAL WETLAND 25' BUFFER

TRAFFIC FLOW

NATURE/BIRDING TRAIL

AND DIRECTIONAL MARKER

TW
O W

AY

R.D.HAND

RESIDENTIAL DENSITY R-3 AREA ONLY

136 UNITS ON 35.76 ACRES = +/- 3.80  UNITS/ACRE

THIS SITE IS NOT LOCATED IN A FLOOD ZONE

AS SHOWN ON COMMUNITY PANELS 24047C0180H

AND 24047C0160H DATED 7-16-15

FLOOD ZONE

- NON-TIDAL WETLANDS DELINEATED BY RON GATTON IN 2000 AND

STAKED OUT AND RECONFIRMED BY COASTAL COMPLIANCE

SOLUTIONS LLC IN 2017
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SEWER FLOW- COMMERCIAL

- THE COMMERCIAL  AND RESIDENTIAL ARCHITECTURAL STYLE IS IN

THE SEASIDE TRADITION. IT IS COMPLIMENTARY TO OTHER

COMMERCIAL AND RESIDENTIAL DEVELOPMENTS IN THE

SURROUNDING WEST OCEAN CITY AREA. THE PROJECT PROPOSES

CONTINUOUS SIDEWALK THAT CONNECT THE RESIDENTIAL AND

COMMERCIAL COMPONENTS AND THE ADJACENT PROPERTIES TO THE

NORTH AND SOUTH. THE PROPOSED LANDSCAPING WILL CONSIST OF

NATIVE PLANT MATERIALS AT A PEDESTRIAN SCALE.

ARCHITECTURAL STYLES ZS 1-315(k)(2)B.2(viii)

574 GPD -11,480 SF RETAI L@ 0.05 GSF

315 GPD - 10,500 SF CONTRACTORS SHOPS @0.03 GSF

135 GPD -  1,500 SF OFFICES IN CONTRACTOR SHOPS @ 0.09 GSF

        1,024 GPD/ 300 GPD-EDU = 4 EDU'S
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