
 

 

NOTICE OF PUBLIC HEARING 

WORCESTER COUNTY 

BOARD OF ZONING APPEALS 

AGENDA  
 

THURSDAY JANUARY 8, 2026 
 

Pursuant to the provisions of the Worcester County Zoning Ordinance, notice is hereby given that a public 

hearing will be held in-person before the Board of Zoning Appeals for Worcester County, in the Board 

Room (Room 1102) on the first floor of the Worcester County Government Center, One West Market Street, 

Snow Hill, Maryland. Audio and video recording will take place during this public hearing. 
 

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

 

6:30 p.m. 
 

Case No. 26-2, on the lands of the Janice E. Kosko Living Trust, on the application of Katrina Durski, 

requesting an after-the-fact variance to the rear yard setback from 30 feet to 28.6 feet (to encroach 1.4 feet) 

for an existing deck 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 at 6 Decatur Court, Tax Map 16, Parcel 42, Section 5, Lot 238, Tax 

District 3, Worcester County, Maryland. 
 

6:35 p.m. 
 

Case No. 26-3, on the lands of JeanMarie Richardson and Steven Katz, on the application of Greg Wilkins, 

requesting a variance to the front yard setback from 25 feet to 17.93 feet (to encroach 7.07 feet) for a 

proposed porch with steps 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 at 10356 New Quay Road, Tax Map 21, Parcel 8, Section 

A, Block 8, Lot 8, Tax District 10, Worcester County, Maryland. 

 

6:40 p.m. 
 

Case No. 26-1, on the lands of the Ocean Pines Association Inc., on the application of Milestone Towers, 

requesting a special exception to allow a 150 foot tall camouflaged monopole in the R-2 Suburban 

Residential District, pursuant to Zoning Code §§ ZS 1-116(c)(3), ZS 1-206(c)(15) and ZS 1-343, located at 

98 Clubhouse Drive west of the Ocean Pines golf course maintenance building, Tax Map 16, Parcel 56, Tax 

District 3, Worcester County, Maryland. 

 
 

Administrative Matters 
 

 

 

 

 

IMPORTANT NOTICE 

 

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

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

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

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

 

 

https://worcestercountymd.swagit.com/live
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WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-2 

 
 

IMPORTANT NOTICE 

 

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

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

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

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

 
 

 

HEARING DATE: January 8, 2026 
 

LOCATION: 6 Decatur Court, Tax Map 16, Parcel 42, Section 5, Lot 238, Tax District 3, 

Worcester County, Maryland. 
 

APPROVAL REQUESTED: An after-the-fact variance to the rear yard setback from 30 feet to 

28.6 feet (to encroach 1.4 feet) for an open deck in the R-2 Suburban Residential District. 
 

CODE REFERENCES: Zoning Code §§ ZS 1-116(c)(4), ZS 1-206(b)(2) and ZS 1-305. 
  

PROPERTY HISTORY: The property is improved with a residence constructed in 1988 with 

the following records on file: 

 

06/17/1987 Permit No. 15595 – Issued 06/17/1987 – Zoning Certificate issued 10/13/1999 - 

Permit for a single-family residence and 2-car garage with a rear ground level deck. 

08/21/2000 Permit No. 66275 – Issued 08/23/2000 – Inspection final on 10/12/2004 - Permit 

for a 10’ x 15’ x 24’ rear deck. 
 

COMMENTS: This residence was constructed in 1987. In 2000, a County building permit was 

issued for the open deck that is the subject of this variance request. The deck was permitted to be 

24’ long and the width would vary from 15’ to 10’ to follow the County’s 30’ rear setback line.  

A recent location survey indicated that the deck encroaches into the rear yard setback by 1.4’, 

necessitating a variance. The Applicant purchased the property in 2004, four (4) years after the 

deck was constructed.       

 

For the variance request, the Board must make findings that the applicant has demonstrated the 

following: 

1. Special conditions and circumstances exist which are peculiar to the land, structure or building 

involved. 

2. Literal interpretation of the provisions of this Title would deprive the applicant of rights 

commonly enjoyed by other properties in the same district under the terms of this Title. 

3. The special conditions or circumstances did not result from actions of the applicant. 

4. The condition or circumstance is not one that could be reasonably provided for under 

legislation of general applicability within the zoning district and shall be granted only on 

account of the uniqueness of the situation. 
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SUBSEQUENT PROCESSES IF APPROVED: 
 

1. N/A 

 

 

OWNER:   The Janice E. Kosko Living Trust 

   817 Merry Go Round Way 

   Mount Airy, MD 21771 

 

 

APPLICANT :  Katrina Durski 

   12633 West Oak Drive 

   Mount Airy, MD  21771 

  

PREPARED BY: Zoning Division Staff 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 
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WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-3 

 
 

IMPORTANT NOTICE 

 

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

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

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

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

 
 

 

HEARING DATE: January 8, 2026 
 

LOCATION: 10356 New Quay Road, Tax Map 21, Parcel 8, Section A, Block 8, Lot 8, Tax 

District 10, Worcester County, Maryland. 
 

APPROVAL REQUESTED: A variance to the front yard setback from 25 feet to 17.93 feet (to 

encroach 7.07 feet) for a proposed porch with steps in the R-2 Suburban Residential District. 
 

CODE REFERENCES: Zoning Code §§ ZS 1-116(c)(4), ZS 1-206(b)(2) and ZS 1-305. 
  

PROPERTY HISTORY: The property has the following records on file: 

 

01/13/1993 Permit No. 24985 – Issued 01/13/1993 – Zoning Certificate issued 03/08/1993 - 

Permit for 60’ of bulkhead and a 5’ x 20’ parallel dock. 

07/18/2024 Permit No. 24-0966 – Issued 07/24/2024 – C/O issued 10/24/2024 - Permit to install 

a 4’ tall vinyl fence along the side property lines and a 6’ tall vinyl fence on the 

right side of the house. 

 

COMMENTS: According to SDAT, this residence was constructed in 1955 prior to County 

zoning. The Applicants request approval to replace an existing 8.2’ x 10.2’ front porch with steps 

with a 7’ x 12’ porch with steps that will be 17.93’ from the front property line, requiring a 7.07’ 

variance.       

 

For the variance request, the Board must make findings that the applicant has demonstrated the 

following: 

1. Special conditions and circumstances exist which are peculiar to the land, structure or building 

involved. 

2. Literal interpretation of the provisions of this Title would deprive the applicant of rights 

commonly enjoyed by other properties in the same district under the terms of this Title. 

3. The special conditions or circumstances did not result from actions of the applicant. 

4. The condition or circumstance is not one that could be reasonably provided for under 

legislation of general applicability within the zoning district and shall be granted only on 

account of the uniqueness of the situation. 
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SUBSEQUENT PROCESSES IF APPROVED: 

 

1. Obtain all required permits. 

 

OWNER:   JeanMarie Richardson and Steven Katz 

   10356 New Quay Road 

   Ocean City, MD 21842 

 

APPLICANT : Greg Wilkins 

   12626 Old Bridge Road 

   Ocean City, MD  21842 

  

PREPARED BY: Zoning Division Staff 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 
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WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-1 

 
 

IMPORTANT NOTICE 

 

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

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

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

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

 
 

 

HEARING DATE:  January 8, 2026 

 

LOCATION:  98 Clubhouse Drive west of the Ocean Pines golf course maintenance building, 

Tax Map 16, Parcel 56, Tax District 3, Worcester County, Maryland. 

 

APPROVAL REQUESTED: A special exception to allow a 150-foot-tall camouflaged monopole 

in the R-2 Suburban Residential District. 

 

CODE REFERENCES: ZS 1-116(c)(3), ZS 1-206(c)(15) and ZS 1-343. 

 

PROPERTY HISTORY: The subject property totals approximately 174 acres on both sides of 

MD Rte. 90 and contains an 18-hole golf course, a restaurant (the Clubhouse Bar and Grille) and 

maintenance facilities for the golf course. There are approximately 50 permit files for various 

structures through the years, including for sheds, structures to house golf carts, renovations of the 

original clubhouse/restaurant, and the demolition of the original restaurant/clubhouse and 

construction of the current clubhouse/restaurant in 2019, among others.      

 

COMMENTS: The monopole is proposed within a 30’ x 70’ fenced compound approximately 

45’ west of the golf course maintenance building.  The monopole will be built to resemble a pine 

tree, and in accordance with the County’s Zoning Code, the camouflaging allows setbacks to be 

reduced and separation distances to be eliminated.  As proposed, the closest residential lot property 

line (on Wharf Court) would be approximately 300’ from the base of the monopole. If the Special 

Exception is approved, the monopole will be subject to site plan review in accordance with ZS 1-

325. 

 

 

 

 



With respect to the special exception request, the Board must make findings that the proposed use 

or structure: 

 

1. Will be in conformance with the County’s Comprehensive Plan. 

2. Will be in harmony with the general character of the neighborhood considering population 

density, the design, scale and bulk of any proposed new structures, the intensity and character 

of the activity, traffic and parking conditions or the number of similar uses. 

3. Will not be detrimental to the use, peaceful enjoyment, economic value or development of 

surrounding neighborhoods; will cause no objectionable noise, vibration, fumes, odors, dust, 

glare or physical activity; and will not have a detrimental effect on ground- or surface water 

quality. 

4. Will have no detrimental impact on vehicular or pedestrian traffic. 

5. Will not adversely affect the health, safety, morals, security or general welfare of residents, 

workers, or visitors in the area. 

6. Will not, in conjunction with existing development in the area and development permitted 

under existing zoning, overburden existing public services and facilities, including schools, 

police and fire protection, medical facilities, water, sanitary sewers, public roads, storm sewers, 

drainage and other public improvements. 

7. Will meet the definitions and specific standards set forth elsewhere in this Title for such use. 

 

ADDITIONAL INFORMATION: 

According to the 1996 Federal Telecommunications Act ((47 U.S.C. § 332(c)(7)(B)(iv)): 

(iv) No State or local government or instrumentality thereof may regulate the placement, 

construction, and modification of personal wireless service facilities on the basis of the 

environmental effects of radio frequency emissions to the extent that such facilities comply with 

the Commission's regulations concerning such emissions. 

 

SUBSEQUENT PROCESSES IF APPROVED: 

 

1. Site plan approval in accordance with ZS 1-325 is required. 

 

OWNER: Ocean Pines Association, Inc. 

 239 Ocean Parkway 

 Berlin, MD 21811 

 

APPLICANT: Milestone Towers 

 12110 Sunset Hills Road, Suite 600 

 Reston, VA  20190 

 

 



REPRESENTATIVE: Sean P. Hughes 

 Miller, Miller & Canby 

 200-B Monroe Street 

 Rockville, MD  20850 

  

PREPARED BY: Zoning Division Staff 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 



 

 

DEPT. OF ENVIRONMENTAL 

PROGRAMS COMMENTS FOR 

EACH CASE 

(Includes Critical Area, Forestry & Environmental 

Programs) 









 

 

OPINIONS FROM THE PREVIOUS 

MONTH FOR REVIEW 

(Opinion for each case will be provided at the regular 

meeting for signature by all members) 



IN THE MATTER OF BILL IRELAND *

*
BEFORE THE BOARD OF ZONING

*

APPEALS FOR WORCESTER COUNTY, * 
Case No. 25-64

MARYLAND *

* * * * * * * * * * *

OPINION  

A hearing was held before the Board of Zoning Appeals for Worcester County, Maryland on Thursday,

December 11, 2025, upon the application of Bill Ireland on the lands of Selbyville Elks Home, Inc., 

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

feet to 60 feet (to encroach 30 feet) for a proposed handicapped ramp with a landing in the A-1 Agricultural

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

at 13324 Worcester Highway, Tax Map 3, Parcel 22, Tax District 5, Worcester County, Maryland.

Loren Evans testified before Board along with Gregory Townsend. There were no protestants to the

Application.  The testimony revealed that the ramp will be 60 feet from Rt. 113 which is sufficient. The ramp

will be further away from Route 113 than the building.

After duly considering the application and the testimony and other evidence offered and presented

in connection therewith, the Board made the following findings of fact and conclusions of law:

1. Special conditions and circumstances exist which are peculiar to the land and proposed building

involved;

2. The literal interpretation of the Ordinance would deprive the applicants of rights commonly enjoyed

by others in the  Zone;

3. The special conditions did not result from actions of the applicants; and

4. The conditions are not one that could be reasonably provided for under legislation of general

applicability within the Zone.
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Accordingly, upon a Motion made by Ms. Gismondi to approve, which was seconded by Mr. Fykes,

the Board unanimously passed the following resolution:

BE IT RESOLVED, that the requested modification and variance be APPROVED.

_______________________ ______________________________________
Date Robert Purcell

Chairperson

________________________ ______________________________________
Date Jacob Mitrecic 

________________________ ______________________________________
Date Thomas Babcock

________________________ ______________________________________
Date Charles L. Fykes

________________________ ______________________________________
Date Lisa Bowen  

________________________ ______________________________________
Date Beth Gismondi

________________________ ______________________________________
Date Steven Katsanos
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 IN THE MATTER OF MARK SPENCER CROPPER *

*
BEFORE THE BOARD OF ZONING

*

APPEALS FOR WORCESTER COUNTY, * 
Case No. 25-65

MARYLAND *

* * * * * * * * * * *

OPINION  

A hearing was held before the Board of Zoning Appeals for Worcester County, Maryland on Thursday,

December 11, 2025, upon the application of Mark Spencer Cropper on the lands of Scott Gelman and Emily

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

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

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

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

Sarah Freund of Lane Engineering testified before Board in favor of the Application. There were no

protestants to the Application.  The testimony revealed that the Army Corp of Engineers and the MDE have

approved this project.

After duly considering the application, and the testimony and other evidence offered and presented

in connection therewith regarding the requested variance, the Board made the following findings of fact:

1. Special conditions or circumstances exist that are peculiar to the applicant’s land or structure and

a literal enforcement of provisions and requirements of the County’s Atlantic Coastal Bays Critical Area

Program would result in unwarranted hardship;

Without the granting of this Variance an unwarranted hardship exists. This property was platted prior

to the adoption of the Atlantic Coastal Bays Critical Area Program and with the rear of the property being

entirely wetlands it would prohibit the property owner from enjoying their riparian rights.
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2. A literal interpretation of the provisions of the County’s Atlantic Coastal Bays Critical Area Program

and related laws will deprive the applicant of rights commonly enjoyed by other properties in similar areas

within the Atlantic Coastal Bays Critical Area;

The Applicant’s rights would be lessened without the granting of this variance. There are numerous

properties located within the Atlantic Coastal Bays Critical Area Program and surrounding areas that have

piers/docks that exceed 100' of tidal wetlands, some of which received similar variances at this request.

3. The granting of a variance will not confer upon the applicant any special privilege that would be

denied by the County’s Atlantic Coastal Bays Critical Area Program to other lands or structures within the

Atlantic Coastal Bays Critical Area;

As stated previously, there are numerous piers/docks in this area, some that have required similar

variances. Therefore, granting this variance would not confer a special privilege or right to the applicant.

4. The variance request is not based upon conditions or circumstances which are the result of actions

by the applicant nor does the request arise from any condition relating to land or building use, either

permitted or non-conforming on any neighboring property;

This request is not an after-the-fact variance and the properties were platted prior to the adoption of

the Atlantic Coastal Bays Critical Area Program.

5. The granting of a variance shall not adversely affect water quality or adversely impact fish, wildlife

or plant habitat within the Atlantic Coastal Bays Critical Area and the granting of the variance will be in

harmony with the general spirit and intent of the County’s Atlantic Coastal Bays Critical Area Program;

The granting of this variance may slightly affect the water quality and impact the plant habitat, the

applicant has received approval from the Maryland Department of the Environment and the US Army Corp

of Engineers. If approved,  Mitigation will be required at a 2:1 ratio, for any disturbance to the 100' buffer

associated with the construction of the pier, which will help lessen any effects or impacts.

6. The Board of Zoning Appeals shall not make a decision relative to a request for such a variance

without reviewing the comments of the Department and finding that the applicant has satisfied each of

the provisions and standards contained herein
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The applicant does have an unwarranted hardship due to the location and amount of tidal wetlands. 

7. The Board believes that without a variance, an unwarranted hardship exists and the variance

request is the minimum necessary to provide relief as the Applicant will be denied a reasonable and

significant use of the property.

8. Through competent and substantial evidence, the Applicant has overcome the presumption that

the specific development activity does not conform with the general intent of the Worcester County Code.

Accordingly, upon a Motion made by Mr. Babcock to approve, which was seconded by Mr. Fykes,

the Board unanimously passed the following resolution:

BE IT RESOLVED, that the requested variance be APPROVED.

_______________________ ______________________________________
Date Robert Purcell

Chairperson

________________________ ______________________________________
Date Jacob Mitrecic 

________________________ ______________________________________
Date Thomas Babcock

________________________ ______________________________________
Date Charles L. Fykes

________________________ ______________________________________
Date Lisa Bowen  

________________________ ______________________________________
Date Beth Gismondi

________________________ ______________________________________
Date Steven Katsanos
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