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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 (1:00 p.m. est.) 
A. Review and Approval of Minutes – November 3, 2022  
B. Board of Zoning Appeals Agenda – December 8, 2022 
C. Technical Review Committee Agenda – December 14, 2022 
 

III. Seaside Village (1:05 p.m. est.) 
Seaside Village RPC Step II and Step III Phase 2A site plan revisions.  Located on the 
northerly side of Rt. 50 (Ocean Gateway), East of Golf Course Road, Tax Map Parcel 
707, Tax District 10, R-3 Multi-Family Residential District, Seaside Venture, LLC, 
owner / George, Miles, & Burr LLC, engineer.   

 
IV. Miscellaneous 

 
V. Adjournment  
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Meeting Date: November 3, 2022 
Time: 1:00 P.M. 
Location: Worcester County Government Office Building, Room 1102  
 
  Attendance: 
Planning Commission   
Jerry Barbierri, Chair 
Mary Knight, Secretary 
Ken Church 
Marlene Ott 
Betty Smith 
 

Staff 
Jennifer Keener, Director, DRP 
Gary Pusey, Deputy Director, DRP 
Kristen M. Tremblay, Zoning Administrator 
Stu White, DRP Specialist 
Robert Mitchell, Director, Environmental Programs 
Roscoe Leslie, County Attorney 
 

I. Call to Order 
 
II. Administrative Matters 

 
A. Review and approval of minutes, October 6, 2022  

As the first item of business, the Planning Commission reviewed the minutes of the 
September 1, 2022 meeting.   
 
A motion was made by Ms. Ott, seconded by Ms. Smith, and carried unanimously. 
 

B. Board of Zoning Appeals Agenda, November 10, 2022  
As the next item of business, the Planning Commission reviewed the agenda for the Board 
of Zoning Appeals meeting scheduled for October 13, 2022. 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, November 9, 2022 
As the next item of business, the Planning Commission reviewed the agenda for the 
Technical Review Committee meeting scheduled for October 12, 2022. Ms. Tremblay was 
present for the review to answer questions and address concerns of the Planning 
Commission. No comments were forwarded to the Committee.   
 

III. Amendment of the Worcester County Comprehensive Plan for Water and Sewerage 
Systems 
As the next item of business, the Planning Commission reviewed an application for a text 
amendment to allow for a discharge permit and wastewater and water plant improvements 
to serve the existing and future expansion of the Riverview Mobile Home Park in 
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Bishopville, Maryland. The proposed amendment would only serve the mobile home park 
in this proposed modification for the park in the Master Water and Sewerage Plan (The 

Plan). Rauch Engineering submitted the amendment on behalf of the Owner, James 
Latchum.  Robert Mitchell, Director of Environmental Programs presented the staff report 
to the Planning Commission.    
 
Mr. Mitchell explained that the applicant applied for this amendment to allow for the 
construction of a wastewater treatment plant for stream discharge and modifications to the 
existing water treatment plant to serve an expansion of the park up to sixty (60) units.  The 
existing conventional subsurface multi-use septic system would be connected to the 
proposed wastewater plant, water plant improvements made, and septic would be properly 
abandoned after the required year-long timeframe for operational testing of the wastewater 
treatment plant. To allow for the review of such a discharge permit, it is also necessary to 
modify Section 1.2.2 D (Protection of the Environment) of The Plan, and provide amended 
language that would make it possible for this facility to apply for a discharge permit.   
 
Mr. Mitchell then disclosed that a previously Planning Commission-approved amendment 
failed at the state level due to necessary text language changes. He explained that the prior 
amendments for this park were not approved due to language revisions that MDE wanted 
included in the text amendment. Those changes have been discussed and reviewed in the 
interim and the revised language is presented in this amendment. Mr. Mitchell then 
reviewed the history of the Riverview Park, located in Bishopville, which is in The Plan as 
a multi-use septic system serving the residents of the park. Maximum number of trailers 
was capped at 66, and they have run between 58-63 units in our historical records and have 
the ability to add the last system connections. Their septic is a single system, with a low 
pressure-dosed drain field that has the old system as a backup. They have conventional 
(zero) treatment at the present, and the current system and drain field is an innovative 
system repair located entirely in the critical area. Mr. Mitchell offered that state funding 
for pre-treatment (a package plant) that would be required with a system replacement 
should the existing system fail, is not a guarantee as there are scoring systems involved that 
are very competitive for these grants. He further explained that the system servicing this 
mobile home park is the only large multi-use septic system (over 5,000 gpd) that does not 
have groundwater discharge permit, is located within the critical area, is not adjacent to 
any sewer planning area, and does not have a more secure state funding source for the 
addition of treatment (systems located in our state parks).   
 
Mr. Mitchell then provided a summary of the nutrient reductions with this conversation to 
treatment and the strict permit requirements that would be imposed by the state with this 
amendment language. The proposed point discharge to the Bishopville Prong requires a net 
zero total phosphorus load to the Prong due to the impaired status of the waterway. The 
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Owner’s consultant has indicated that the load must be mitigated to achieve a net-zero TP 
discharge to the Bishopville Prong and even that small amount needs to be offset through 
treatment practices within the watershed. The consultant indicates the Owner proposes to 
achieve a minimum of the required phosphorus removal from naturally generated sources 
on owner-controlled and owned parcel adjacent to the proposed MHP expansion shown 
and will demonstrate this to MDE on a subsequent permit application after amendment 
approval.   
 
The extent the owners and their consultants have explored as alternatives were briefly 
described by Mr. Mitchell to the Planning Commission members. He indicated that they 
tried additional onsite testing to expand the septic capability, they explored adjacent 
properties for spray irrigation, and they looked for sewer plant connections, but have been 
unable to find or secure these outlets. He finished this point with the observation that there 
has been a concerted effort over the last couple years by the owners, while also being 
reviewed by the county, to examine options and confer with state agency staffs any 
alternatives to a point source discharge for this park.  
 
The actual language was the last part of the amendment reviewed by Mr. Mitchell and he 
offered that the text additions were significantly more burdensome on the owner than 
before. These additions were included to protect the environment and ensure the owner and 
their consultant took into account items that were needed to achieve that net-zero option 
with mitigation of nutrient inputs as well. The documentation requirements that need to 
accompany any future discharge permit application, should this amendment be successful, 
were also reviewed.  
 
The Planning Commission members did have a few comments. Mr. Church asked if this 
language was reviewed with the state and Mr. Mitchell indicated it had. Follow-up 
comments from the mobile home owners present in the audience indicated that they did 
meet with the state on this amendment and they also met with local environmental groups 
in Worcester County who they said were in favor of this amendment. 
 
Following the discussion, a motion was made by Ms. Knight, seconded by Ms. Ott, to find 
this application consistent with the Comprehensive Plan and recommended that they 
forward a favorable recommendation to the County Commissioners. The vote was 
unanimous with only Mr. Wells and Mr. Clayville missing from the meeting.  
 

IV. Miscellaneous 
As the next item of business, Director Jennifer K. Keener, AICP presented a Request for 
Proposals (RFP) for the Comprehensive Plan public engagement component, which was 
approved on Tuesday, November 1 to go out to bid, to the Planning Commission. She asked 
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that since the Comprehensive Plan is the Planning Commission’s planning document, that 
it would be greatly appreciated if one member from the Planning Commission would 
volunteer to be an evaluator to review the bid documents and provide a rating after the bid 
window has closed at the end of November. 
 

V. Adjourn – A motion to adjourn was made by Ms. Knight and seconded by Ms. Ott.  
 

 
 
__________________________________________ 
Mary Knight, Secretary 
 
 
__________________________________________ 
Stuart White, DRP Specialist      



 
NOTICE OF PUBLIC HEARING 

WORCESTER COUNTY 
BOARD OF ZONING APPEALS 

AGENDA  
 

THURSDAY DECEMBER 8, 2022 

 
 

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. 22-56, on the lands of William Harris Jr., requesting an after-the-fact variance to 
the left side yard setback from 6 feet to 4.32 feet (to encroach 1.68 feet) & an after-the-fact 
front yard variance from 25 feet to 24.7 feet (to encroach .3 feet) for an existing attached 
garage, in the R-3 Multi-Family Residential District, pursuant to Zoning Code §§ ZS 1-
116(c)(4), ZS 1-207(b)(2), and ZS 1-305 located at 83 Newport Drive, Tax Map 16, Parcel 
38, Section 1, Lot 198,Tax District 3, Worcester County, Maryland. 
 

6:35 p.m. 
 

Case No. 22-57, on the lands of Harry How III, requesting a variance to each side yard 
setback from 6 feet to 3 feet (to encroach 3 feet each) for a proposed dock in R-3 Multi-
Family Residential District pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-207(b)(2) 
and ZS 1-305, located at 2 Windows Watch Court, Tax Map 16, Parcel 38, Section 1, Lot 
365, Tax District 3, Worcester County, Maryland. 
 

6:40 p.m. 
 

Case No. 22-58, on the application of Hugh Cropper, IV, on the lands of Bruce McConkey, 
requesting a variance to the front yard setback from 50 feet from the center of the road right 
of way to 39.27 feet (to encroach 10.73 feet) and a variance to the rear yard setback from 
30 feet to 27.61 feet (to encroach 2.39 feet) for a proposed new dwelling in the R-2 
Suburban Residential District, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-206(b)(2) 
and ZS 1-305, located on Snug Harbor Road, approximately 1,800 feet east of Meadow 
Lane Tax Map 33, Parcel 346, Lot 79, Tax District 10, Worcester County, Maryland. 
 

6:45 p.m.  
 

Case No. 22-59, on the lands of Hugh Cropper, IV, requesting a special exception to allow 
a boundary line adjustment in the RP Resource Protection District, pursuant to Zoning 
Code §§ ZS 1-116(c)(3), ZS 1-215(c)(3) & ZS 1-311, the affected properties are 9245 
Seahawk Road, Tax Map 25, Parcel 22, and 10625 Assateague Road, Tax Map 25, Parcel 
129, Tax District 3, Worcester County, Maryland.  
 

Administrative Matters 
 
 
 



 

 

WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 
AGENDA 

 
Wednesday, December 14, 2022 at 1:00 p.m. via teleconference 

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

procedures for the meeting** 

 
I. Call to Order 

 
II. § ZS 1-325 Site Plan Review 

 
A. Showell Mini Storage – Major Site Plan Review 

Proposed construction of a 60’ x 80’ (4,800 sq. ft.) pad site for future development and four (4) 
storage buildings consisting of thirty-six (36) 20’ x 50’ storage units (36,000 sq. ft. total), with an 
existing dwelling and accessory structures to be used as an owner/caretaker residence.  Located 
at 11564 Worcester Highway, Tax Map 15, Parcel 122, Tax District 03, C-2 General 
Commercial District, Green Acres Showell, LLC, owner / Parker and Associates, Inc., engineer. 
 

III.   § ZS 1-315 Residential Planned Communities 
 

A. Sea Oaks Village – Preliminary Plat 
Preliminary Plat review of Phase 2 of Sea Oaks Village, consisting of 76 townhome units and 
active recreation courts.  Located on the west side of MD Route 611 (Stephen Decatur 
Highway), north of Sinepuxent Road on Sea Oaks Lane, Tax Map 26, Parcel 274, Lot 3A, R-3 
Multifamily Residential, Tax District 10, Sea Oaks, LLC, owner / Carpenter Engineering, LLC, 
engineer. 
 

B. The Refuge at Windmill Creek – Step 1 Concept Plan Review 
Request for Establishment of the RPC Floating Zone – Proposed 90 single-family lot subdivision   
Located on the northwest side of Beauchamp Road, north of Racetrack Road (MD Route 589), 
Tax Map 15, Parcels 127 and 259, Tax District 3, R-1 Rural residential and RP Resource 
Protection Districts, The Refuge at Windmill Creek, LLC, owner/ Carpenter Engineering, LLC, 
engineer. 
 

IV. Adjourn 
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WORCESTER COUNTY PLANNING COMMISSION 
 
MEETING DATE: December 1, 2022 
 
PURPOSE: Site Plan Revision Review 
 
DEVELOPMENT: Seaside Village (Previously known as Waters Edge) 
 
PROJECT: Seaside Village Major RPC Step II and Step III Phase 2A site plan revisions.   
 
LOCATION: Located on the northerly side of Rt. 50 (Ocean Gateway), East of Golf Course Road, Tax 
Map Parcel 707, Tax District 10. 
 
ZONING DESIGNATION: R-3 Multi-Family Residential District. 
 
BACKGROUND: The current proposal seeks to finish the remainder of the development (shown 
as Phase 2A) and is proposed to consist of 16 multi-family residential units. The Department will 
be combining approvals for both Steps II and III (RPC Step II approval and subsequent Site Plan 
Approval). Readers should be aware that these processes may occur concurrently, however voting 
by the Planning Commission must be consecutive for Step II, then Step III as two (2) separate 
motions.  
 
The original Step I justification plan was approved by the Worcester County Commissioners in 2003. 
The Step II Master Plan and Step III site plan were subsequently reviewed and approved by the Planning 
Commission. In 2013, Phase 1 was revised to include fee simple lots for the remaining un-built 
townhouse units and in 2014 fee simple lots were established around those townhouse units within 
Phases 2 through 4.  
 
The Planning Commission was provided with Architectural Designs for its review at its May 6, 2021 
meeting. The proposed project also went before the Technical Review Committee (TRC) on November 
9, 2022 meeting due to the projects expiration for approvals based on Section ZS1- 315(k)(2)(B)(8), as 
more thoroughly discussed below (see also: https://ecode360.com/14020804). A revised site plan was 
submitted on November 16, 2022 for review by the Planning Commission.  
 
Please note that all of these plans were submitted under the 1992 Zoning and Subdivision Control Article 
and are not subject to the Worcester County Design Guidelines and Standards for Commercial Uses.  
 
CURRENT REQUEST: Given its general familiarity with the status of the overall project and as the 
Planning Commission may see in the attached plans, it should be noted that there are nominal changes to 
the proposed site plan from what was previously approved. Furthermore, much of the development has 

https://ecode360.com/14020804
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already been built out with the exception of Phase 2A. According to the attached letter, dated November 
15, 2022, as prepared by George, Miles & Buhr, LLC., the proposed construction will be completed 
within approximately 12 months on the 16 multi-family dwelling units.   
 
Due to the uniqueness of the situation and in the interest of expediency, the original Step II Technical 
Review Committee Report (in which the findings remain relevant to this proposal) has been attached to 
refresh those on the Planning Commission to provide context to members in lieu of a new report. The 
project is approximately 87% completed; out of a total 139 dwelling units, 121 units have been 
developed to-date including a marina and community center.   
 
The proposed changes include: 

• The addition of eight (8) parking spaces including two (2) handicapped spaces to the area 
between the multi-family structures on the southwest portion of the site in the general vicinity of 
Golf Course Road and Ocean Gateway;  

• A dumpster pad and associated enclosure;  
• Adjusted landscaping to account for the new parking spaces;  
• A bike rack has been incorporated into the site plan as a voluntary addition; 
• Lot coverage has been reduced from the original approval by 3,339 square feet.  

  
The attached narrative (November 15, 2022) provided by George Miles & Buhr, LLC., addresses the 
seven (7) items as required by the Zoning Ordinance for RPC’s (ZS1-315(k)(2)(B)(3)(i-vii). The 
Planning Commission is encouraged to review the letter and determine if the answers are still in keeping 
with the spirit of the code and the original approvals as attached. If there are any items it wishes to pay 
particular attention to or has concerns with, staff suggests that it be discussed at the meeting.  
 
FOREST CONSERVATION LAW: This property is subject to the Worcester County Forest 
Conservation Law. Written confirmation will be required from the  Dept. of Environmental Programs 
Natural Resources Division relative to Forestry requirements prior to the Department granting signature 
approval. 
 
CRITICAL AREA LAW: This property is located within Atlantic Coastal Bays Critical Area 
(ACBCA) program boundary. This property is designated as Intensely Developed Area (IDA) within 
Buffer Management Area (BMA) A-15. Written confirmation will be required from the Dept. of 
Environmental Programs Natural Resources Division relative to Critical Area requirements prior to the 
Department granting signature approval. 
 
STORMWATER MANAGEMENT/ SEDIMENT EROSION CONTROL: This project is subject to 
the Worcester County Stormwater Ordinance. The project has received Concept Plan Approval. Written 
confirmation will be required from the Dept. of Environmental Programs Natural Resources Division 
relative to Stormwater Management requirements prior to the Department granting signature approval. 



Page 3 of 3 
 

 
WATER SUPPLY AND WASTEWATER SERVICES: This project would be served by Mystic 
Harbor Sanitary Service Area for both water and sewer. 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. 
 
Written confirmation will be required from the Department of Environmental Programs that their 
requirements have been met prior to signature approval. 
 
OWNER: Seaside Venture, LLC 
 
ENGINEER: / George, Miles & Buhr, LLC  
 
PREPARED BY:  Stuart White, DRP Specialist  
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WORCESTER COUNTY, MARYLAND
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PHASE #4

PHASE #1

PHASE #2A

PHASE #3

KEY     PLANT NAME         SIZE    QTY.   CONDITION          CREDIT

EXISTING PLANT MATERIAL TO BE RETAINED
COASTAL BAY EARLY SUCCESSIONAL
NEAR SHORE MEADOW

COASTAL BAY EARLY SUCCESSIONAL
NEAR SHORE MEADOW

Amelanchier canadensis
Service berry

MITIGATION CREDIT

CONT

59

Quercus phellos
Willow Oak

Lagerstroemia indica
Crepe myrtle

1-1/2"CAL.

6''

86

31

B&B

B&B

5,900 @ 100 S.F. / EACH

17,200 @ 200 S.F. / EACH

3,100 @ 100 S.F. / EACH

47,695 @ 50 S.F. / EACH3 GAL

COASTAL BAY EARLY SUCCESSIONAL
NEAR SHORE SCRUB / SHRUB FOREST

MITIGATION

86,395 TOTAL CREDIT

Malus hopi
Crab apple

6' 27 2,700 @ 100 S.F. / EACH

CONDITIONPLANT LIST ( STORMWATER )
Iris virginica
Virgina blue flag iris

QTY.

Aster novae - anlgiae
NEW ENGLAND ASTER

EXISTING LARGE TREE 400 @ 200 S.F./ EACH

46,500 TOTAL CREDIT

954

Acer rubrum
Red Maple

1-1/2"CAL. 46 B&B 9,200 @ 200 S.F. / EACH

Magnolia graniflora
Magnolia

3 B&B 600 @ 200 S.F. / EACH1-1/2"CAL.

B&B

6' B&B

ESTABLISHED VEGETATION
IN BUFFER

APPROXIMATELY 50% COVERAGE

Myrica pusilla
Dwarf Wax Myrtle

3 GAL. 270 CONTAINER

52,060 S.F.

@ 75 = 20,250 S.F.

72,310 S.F. TOTAL (10,000 S.F. IN ADDITION TO PREVIOUS PLAN)
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