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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 – January 5, 2023  

B. Board of Zoning Appeals Agenda – February 9, 2023 

C. Technical Review Committee Agenda – February 8, 2023 

 

III. Residential Planned Communities § ZS 1-315 

 

A. 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. Miscellaneous 

 

V. Adjournment  
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December 1, 2022 Planning Commission Minutes 

 

Meeting Date: January 5, 2023 

Time: 1:00 P.M. 

Location: Worcester County Government Office Building, Room 1102  

 

  Attendance: 

Planning Commission   

Jerry Barbierri, Chair 

Rick Wells, Vice Chair 

Mary Knight, Secretary 

Ken Church 

Marlene Ott 

Betty Smith 

 

Staff 

Kristen M. Tremblay, Zoning Administrator 

Stu White, DRP Specialist 

Roscoe Leslie, County Attorney 

 

I. Call to Order 

 

II. Administrative Matters 

 

A. Review and approval of minutes, December 1, 2022  

As the first item of business, the Planning Commission reviewed the minutes of the 

December 1, 2022 meeting.   

 

A motion was made by Ms. Knight, seconded by Mr. Wells, and carried unanimously. 

 

B. Board of Zoning Appeals Agenda, January 12, 2023  

As the next item of business, the Planning Commission reviewed the agenda for the Board 

of Zoning Appeals meeting scheduled for January 12, 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, January 11, 2023 

As the next item of business, the Planning Commission reviewed the agenda for the 

Technical Review Committee meeting scheduled for January 11, 2023. 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. § ZS 1-325 Site Plan Review 

 

A. Salt Life Park – Major site plan/land development plan review  

As the next item of business, the Planning Commission reviewed the site plan for the 

proposed expansion of a manufactured home park including 34 lots and associated open 
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space, located on the southerly side of Old Bridge Road (MD Route 707), approximately 

435 feet east of Greenridge Lane Road, Tax Map 26, Parcels 191 and 193, District 10, R-

4 General Residential District, Mark Odachowski, owner / R.D. Hand & Associates, 

Applicant & Planner.  

 

Present for the review were Hugh Cropper, IV and Mark Odachowski. Mr. Cropper 

introduced himself and Mr. Odachowski the Planning Commission members. Mr. 

Odachowski described the existing portion of the park as being dilapidated and described 

his history of revitalizing the area. He further elaborated on the need for affordable housing 

in the area. He explained that the new section will be a long term rental, 50 and older 

community. He explained that the lots in the new section are larger compared to the old 

section, making it a possibility to install double wide manufactured homes as well. 

 

Mr. Cropper added that the required 34 EDU’s have been obtained from the Mystic Harbor 

Sanitary District. He also stated that there are a small number of minor outstanding Code 

requirements that needed to be addressed and is working with Department Staff to correct 

them. 

 

Following the discussion, a motion was made by Mr. Church, seconded by Ms. 

Knight, and carried unanimously to approve the proposal with the condition that all 

outstanding Code requirements are corrected. 

 

B. Salt Grass Point Farm LLC, –Major Site Plan Review  

As the next item of business, the Planning Commission reviewed the site plan for the 

proposed construction of eight (8) buildings containing 75,018 square feet of mini storage 

and an associated office, with a proposed two (2) lot subdivision, located at the easterly 

side of Stephen Decatur Highway (MD Route 611), approximately 410 feet south of Snug 

Harbor Road, Tax Map 33, Parcels 136, District 10, C-2 General Commercial District, Salt 

Grass Farms, LLC., Owner and R.D. Hand & Associates, Applicant and Planner. 

 

Present for the review were Hugh Cropper, Frank Lynch, and Emily Demarco. Mr. Cropper 

presented the project to the Planning Commission. He explained that the project went 

through Planning Commission review and was approved on February 4, 2021. He 

explained that the approval is set to expire on February 4, 2023 and he was seeking to re-

approve the project. He stated that the project has not changed at all since the 2021 

submittal. He indicated that the project may not be moving forward but would like to 

maintain the 1 EDU allocation required for it. 

 

Following the discussion, a motion was made by Ms. Knight, seconded by Ms. Ott, 

and carried unanimously to approve the site plan as proposed. 
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IV. Residential Planned Communities § ZS 1-315 

 

A. Sea Oaks Village – Preliminary Plat 

As the next item of business, the Planning Commission reviewed the Preliminary Plat 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. 

 

Present for the review were Hugh Cropper, IV, Steven Murphy, and Frank Lynch. Mr. 

Cropper presented the proposal to the Planning Commission. He explained that all water 

and sewer EDU’s have been obtained. He stated that the project is in compliance with all 

Zoning, RPC, and Forestry requirements. He added that permits will be required for the 

necessary wetlands crossings. Mr. Barbierri questioned Mr. Cropper whether the 

swimming pool had been constructed to which he replied that it had and that it was in 

operation most of the season. Ms. Ott questioned if there were any road name changes to 

which Mr. Cropper replied that no changes have been made since the Step II review. 

 

Following the discussion, a motion was made by Ms. Knight, seconded by Ms. Ott, 

and carried unanimously to approve the site plan as proposed. 

 

B. The Refuge at Windmill Creek – Step 1 Concept Plan Review 

As the next item of business, the Planning Commission reviewed a 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. 

 

Frank Lynch was present for the review. Mr. Lynch introduced the project to the Planning 

Commission. He stated that the project had been previously approved by the Planning 

Commission but the approval had expired. He added that the sewer and water utilities as 

well as the Stormwater Management are currently under Construction. 

 

Mr. Barbierri questioned the Planning Commission Members if the presentation they 

should continue the review in the absence of representation by either the owner or site 

developer. Mr. Church stated that he was not comfortable with continuing. 
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Following the discussion, a motion was made by Mr. Church, seconded by Ms. 

Knight, and carried unanimously to postpone the review until proper representation 

was available to attend the meeting. 

 

V. Beech Tree Place – Major Subdivision 

As the next item of business, the Planning Commission reviewed a proposed nine (9) lot 

single family major subdivision located at the northeast corner of Stephen Decatur 

Highway and Snug Harbor Road, Tax Map 33, Parcel 298, Lot 22A, Tax District 10, R-2 

Suburban Residential District, Magnolia Court, LLC, owner / Carpenter Engineering, LLC, 

engineer. 

 

Mitch Parker and Frank Lynch were available for the review. Mr. Parker presented the 

proposal to the Planning Commission. He stated that the design is straightforward and that 

the layout was predicated on the preservation of a historic Beech tree on the property. Mr. 

Church questioned whether the buildings would be concept homes or spec homes. Mr. 

Parker replied that spec homes are a possibility and that the homes would be moderately 

sized and that there would be no mobile homes. Mr. Barbierri addressed the road design 

and the comments made in the Staff Report. Mr. Parker replied that the original design was 

for a private lane but later it was decided to turn it over to the County to keep things simple. 

 

Following the discussion, a motion was made by Ms. Ott, seconded by Mr. Wells, and 

carried unanimously to approve the site plan as proposed. 

 

VI. Miscellaneous 

As the next item of business, Ms. Knight expressed concern regarding Emergency Services 

involvement in the planning and review phases of proposed projects which may have an 

impact on local infrastructure. She wanted to be assured that local Fire Companies and 

EMS needs were considered during this process. Mr. Barbierri stated that the Fire 

Marshal’s Office is involved during the Technical Review phase of the projects and has 

communication with local Fire Departments regarding any potential issues. 

 

VII. Adjourn – A motion to adjourn was made by Ms. Ott and seconded by Ms. Smith. 

 

 

__________________________________________ 

Mary Knight, Secretary 

 

 

__________________________________________ 

Stuart White, DRP Specialist      



NOTICE OF PUBLIC HEARING 

WORCESTER COUNTY 

BOARD OF ZONING APPEALS 
 

AGENDA 
 

THURSDAY FEBRUARY 9, 2023 
 

 

 

Please be advised that the Board will not be conducting a public hearing 
 

 

 

 

 

 

 

 

 

 

 



 

 

WORCESTER COUNTY TECHNICAL REVIEW COMMITTEE 

AGENDA 

 

Wednesday, February 8, 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. OC  Beer Works  - Major Site Plan Review 

Proposed 12,828 SF restaurant and brewery, two (2) retail buildings totaling 10,000 SF, 37,661 

SF outdoor beer garden to include two (2) outdoor bars, and associated parking.  Located at 9724 

Stephen Decatur Highway, Ocean City, MD, Tax Map 27, Parcels 255, 499, and 586, Tax 

District 10, C-2 General Commercial District, 9724 Holdings, LLC, owner / Vista Design, Inc., 

engineer. 

 

III. Sea Oaks Village Phase II – Construction Plan Review 

Construction Plan 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. 

 

IV. Adjourn 
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WORCESTER COUNTY PLANNING COMMISSION 

 

MEETING DATE: February 2, 2023 

 

PURPOSE: Site Plan Revision Review 

 

DEVELOPMENT: The Refuge at Windmill Creek (Previously approved as ‘Evergreen Village’) 

 

PROJECT: The Refuge at Windmill Creek Major RPC Step I concept plan review. 

 

LOCATION: 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. 

 

ZONING DESIGNATION: R-1 Rural Residential and RP Resource Protection Districts. 

 

BACKGROUND: The current resubmission seeks a 90 single family lot subdivision Residential 

Planned Community (RPC) with recreational amenities consisting of multi-purpose athletic courts, 

playgrounds, outdoor community meeting space and natural walking paths. Formerly known as 

‘Evergreen Village,’ Step 1 of the project was approved by the Worcester County Commissioners 

October 1, 2019. The Step II Master Plan and Step III site plan were subsequently reviewed and 

approved by the Planning Commission on November 7, 2019, however all approvals have since expired.  

 

The proposed project went before the TRC on December 14, 2022 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 December 19, 2022 for review 

by the Planning Commission.  

 

Please note that this project is subject to the Worcester County Design Guidelines and Standards for 

Commercial Uses.  

 

The Technical Review Committee (TRC) Staff Report for the previously approved Step II is attached for 

your consideration.   

 

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. According to the attached letter, dated 

December 2022, as prepared by Carpenter Engineering, LLC., the proposed construction will redevelop 

an abandoned golf course in two (2) construction phases on ‘approved private roads’ as previously 

approved by the County Commissioners.    

 

https://ecode360.com/14020804
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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 has had some ground-clearing and grading as can be evidenced by aerial maps found on publicly 

available websites.  

 

The proposed changes include: 

 The addition of a sanitary sewer pump station parcel to be dedicated to Worcester County 

Government and includes a required revision to the previously approved forest conservation 

areas.  

 The addition of the pump station requires the reduction of two (2) of the 90 parcel lot widths 

from 100 feet wide to 90 feet wide each.  

  

Housekeeping items from the Technical Review Committee Staff Report have been addressed including 

ownership and the percentages of open spaces shown on the site plan.  

 

The attached narrative (December 2022) provided by Carpenter Engineering, 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  Department of Environmental 

Programs Natural Resources Division relative to Forestry requirements prior to the Department granting 

signature approval. An amended Forest Conservation Plan must be submitted and approved prior to the 

Step II RPC review by the Planning Commission.  

 

CRITICAL AREA LAW: This property is located outside of the Atlantic Coastal Bays Critical Area 

(ACBCA) program boundary. Written confirmation will be required from the Department 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 will need Stormwater Concept Plan approval 

prior to the project being reviewed by the Technical Review Committee during the Step II RPC review. 

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. 
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WATER SUPPLY AND WASTEWATER SERVICES: The sewer for this project would be served 

by the River Run Sanitary Service Area and the Ocean Pines Sanitary Service Area for water. 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: The Refuge at Windmill Creek, LLC. 

 

ENGINEER: / Carpenter Engineering, LLC 

 

PREPARED BY:  Kristen M. Tremblay, AICP, Zoning Administrator  

 

 



 

 

 

  

NARRATIVE FOR PLANNING COMMISSION REVIEW STEP 1 

 

THE REFUGE AT WINDMILL CREEK 

TAX MAP 15, PARCEL 127 AND PARCEL 259 
 

BERLIN,  WORCESTER COUNTY,   MARYLAND 

 

 

 

 

December  2022 

 

 

 

 

Prepared for: 

 

The Refuge at Windmill Creek, LLC 

506 Main Street, 3rd Floor 

Gaitherburgh, Maryland 20878 

(301) 370-0221 

 

 

 

 

 

 

 

 

Prepared by: 

 
P.O. Box 3460  Ocean City, Maryland 21843 

(302) 438-6745 phone       (888) 372-2844 fax 
Ronnie@CarpenterEngineeringLLC.com 

mailto:Ronnie@CarpenterEngineeringLLC.com


 

 

 

 

 

 

  

NARRATIVE FOR PLANNING COMMISSION REVIEW STEP 1 

 

THE REFUGE AT WINDMILL CREEK 

TAX MAP 15, PARCEL 127 AND PARCEL 259 
 

BERLIN,  WORCESTER COUNTY,   MARYLAND 

 

 

 

 

December 2022 

 

 

 

Prepared for: 

 

The Refuge at Windmill Creek, LLC 

506 Main Street, 3rd Floor 

Gaitherburgh, Maryland 20878 

(301) 370-0221 

 

 

 

 

Site Engineering by: 

 

Ronnie B. Carpenter, P.E. 

Carpenter Engineering, LLC 

P.O. Box 3460 

Ocean City, Maryland 21843 

(302) 438-6745 

 

 

PROFESSIONAL CERTIFCATION 

 

I hereby certify that these documents were prepared or approved by me, and that I am a duly 

licensed professional engineer under the laws of the State of Maryland, License No. 32667, 

Expiration Date: January 17, 2024.        

 

 

 

       

         Ronnie B. Carpenter, P.E 



 

 

 

 

 

 

The Refuge at Windmill Creek is a Residential Planned Community (RPC) consisting of 90 single 

family detached dwelling units with recreational amenities consisting of multi-purpose athletic 

courts, playgrounds, outdoor community meeting space, and natural walking paths.  Onsite parking 

and onsite stormwater management are provided for the residential community.  The development 

has a single entrance off of Beauchamp Road, and the project is serviced by public sewer and public 

water. 

 

It is important to note that this project has previously been through three steps of the RPC. The 

changes depicted herein for Step 1 of Planning Commission Review include the addition of a 

sanitary sewer pump station parcel to be dedicated to Worcester County.  Also, the location of the 

pump station is such that requires a revision to the previously approved forest conservation areas, as 

well as two proposed lot widths to facilitate access to the Pump Station site.  In reducing the lot 

width from 100 feet wide, which was the previously approved standard for this development, we are 

required to return to Planning Commission Review to permit 90 feet wide lots for two of the 90 

proposed single family building lots. 

 

The Refuge at Windmill Creek is consistent with the goals and objectives of Worcester County’s 

Comprehensive Plan in that the development is close to population centers such as the Ocean Pines 

area. Also in agreement with the Comprehensive Plan, the development uses the existing access to 

Beauchamp Road and then directly to Route 589.  The sanitary sewer and water service area for this 

project is River Run. 

 

The Refuge at Windmill Creek is zoned R-1 and RP.  The R-1 zoning district allows single family 

dwelling and this project proposes 90 single family detached dwelling units on 94.7 acres, for a 

density of 1.05 dwelling units per acre.  This RPC proposes the redevelopment of the golf course 

property in two construction phases of site development and will disturb approximately 60 acres 

of the site. Forest conservation planning was previously completed and accepted by Worcester 

County, but now will need to be revised to reflect the land planning changes noted above. 

 

In the post developed scenario, we have determined that 10 acres of new impervious area will be 

created in the form of dwelling roofs, drives and walkways, as well as roadways and community 

amenities.  The project imperviousness, for purposes of estimating ESD target volume was 

computed as 13%.  The main stormwater management feature includes a pond in interior of the 

loop road with an infiltration shelf.  The developer has proposed to leave the majority of the open 

space within the loop road to preserve the existing vegetation. 

 

As part of the land planning, R.D. Hand and Associates, Inc. worked closely with environmental 

consultants to identify protective resources, such as wetlands and their associated buffers, as well 

as forested areas and flood plains.  The proposed impacts to protection areas have been permitted 

through MDE and at this time, we do not see reason to believe that revisions area needed. 

 

 

 



 

 

 

 

 

 

Noteworthy, this RPC was issued a resolution approved by the Worcester County 

Commissioners, for the proposed private roads shown herein, which will be built to the 

“Approved Private Road” specifications.   

 

Earlier this month, we received our first round of TRC comments for Step 1.  Due to the limited 

amount of review comments for a project that has been processed through the RPC previously, 

we trust the remaining steps to recordation will move quickly.  Pointedly, it is out intention to 

process step 2 beginning next month with Step 1 feedback from the Planning Commission. 





















Although all illustrations and specifications are believed correct at the time of publication, the right is reserved to make changes, without notice or obligation. Windows, doors, ceilings, and room sizes may vary depending on the options 
and elevations selected. Optional items indicated are available at additional cost. This brochure is for illustrative purposes only and not part of a legal contract. It is recommended that the architectural blueprints be reserved for further 
clarification of features. Not all features are shown. Please ask our Sales and Marketing Representative for complete information.

Elevations shown are artist’s concepts. Floor plans may vary per elevation. Ryan Homes reserves the right to make changes without notice or prior obligation.
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An optional finished basement is available. Please see brochure or online marketing material for details.

ELEVATION B

ELEVATION C

ELEVATION A







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An optional finished basement is available. Please see brochure or online marketing material for details.
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




















UPPER LEVEL
























MAIN LEVEL

An optional finished basement is available. Please see brochure or online marketing material for details.

ELEVATION A ELEVATION B



Although all illustrations and specifications are believed correct at the time of publication, the right is reserved to make changes, without notice or obligation. Windows, doors, ceilings, and room sizes may vary depending on the 
options and elevations selected. Optional items indicated are available at additional cost. This brochure is for illustrative purposes only and not part of a legal contract. It is recommended that the architectural blueprints be reserved for 
further clarification of features. Not all features are shown. Please ask our Sales and Marketing Representative for complete information.

Please see brochure or online marketing material for details. Elevations shown are artist’s concepts. Floor plans may vary per elevation. Ryan Homes reserves the right to make changes without notice or prior obligation. RY1219SVN00v02BSMT


















































LOWER LEVEL
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