
Kent County Planning Commission 
Department of Planning, Housing, and Zoning  

400 High Street, Suite 130 
Chestertown, MD 21620 

410-778-7423 (voice/relay)  
 

County Commissioners Hearing Room 
MEETING TO BE HELD VIRTUALLY via CONFERENCE CALL 

 
AGENDA 

March 4, 2021 
1:30 p.m. 

 
In response to the State of Emergency due to COVID-19, individuals must refrain from attending meetings. In lieu of public appearance, 
this meeting is being held virtually, via teleconference.  Members of the public may listen to the meeting either online at 
https://www.kentcounty.com/commissioners/meeting-live-video, OR via the audio-only phone number and conference identification 
number listed below. The way for members of the public to provide verbal comments during the meeting is via the audio-only phone 
number. 
 
Public participation and audio-only call-in number: 
 

1. Dial 1-872-239-8359 
2. Enter Conference ID:  963 723 010# 

 
Members of the public are asked to mute their phones/devices, until the Commission Chair opens the floor for comment. Please note 
that if you are listening to the online livestream while waiting to call in to participate, there is an approximately 45-second delay. In 
order to avoid audio feedback issues, please mute the livestream before calling in. 
 
ELECTION OF OFFICERS 
 
MINUTES 
 
February 4, 2021 
 
APPLICATIONS FOR REVIEW 
 
16-57 Bayshore Land Holdings, LLC/Frederick J. Wick – Major Site Plan Review (Preliminary) – In accordance 

with the process to Amend the Kent County Comprehensive Water and Sewerage Plan 
4228 Eastern Neck Road – Fifth Election District – Zoned Resource Conservation District “RCD” and Agricultural 
Zoning District “AZD”……………………………………………………………………………….…. PC Review  

 
21-01 Roseland, Inc. – Special Exception – Expansion of existing sand and gravel pit 

Bradford Johnson Road – First Election District – Zoned Agricultural Zoning District “AZD”………...Rec to BOA 
 
GENERAL DISCUSSION 
 
2021 Transportation Priority Letter  
 
Amendments to Planning Commission Bylaws  
 
STAFF REPORTS 
 
ADJOURN 
 
Meetings are conducted in Open Session unless otherwise indicated.  All or part of the Planning Commission meetings can be held in closed session under the authority of the MD Open Meetings 
Law by vote of the members.  Breaks are at the call of the Chairman.  Meetings are subject to audio and video recordings. 
 
Projects will not be reviewed prior to their scheduled time.  All applications will be given the time necessary to assure full public participation and a fair and complete review of all projects.  Agenda 
items are subject to change due to cancellations.  
  
Other business without assigned times may be discussed during the meeting.   

https://www.kentcounty.com/commissioners/meeting-live-video
https://www.kentcounty.com/commissioners/meeting-live-video


 

MINUTES 

 

The Kent County Planning Commission met in regular session on Thursday, February 4, 2021, 

virtually in the County Commissioners’ Hearing Room at 400 High Street, Chestertown, 

Maryland, with the following members attending via audio/video conference: Kim Kohl, 

Chairperson; William Sutton, Vice Chairperson; F. Joseph Hickman; County Commissioner P. 

Thomas Mason; B. Douglas Megargee; and Paul J. Ruge, Jr.; Cynthia L. McCann, Esq., Planning 

Commission Attorney; Staff in attendance were Carla Gerber, GIS Specialist; William Mackey, 

Director; Robert Tracey, Community Planner; and Brian Jones, Clerk. 

 

Ms. Kohl called the meeting to order at 1:30 p.m. 

 

MINUTES 

 

Mr. Sutton made a motion to accept the minutes of the January 7, 2021, meeting as distributed.  

 

Mr. Ruge seconded the motion, and the motion passed unanimously. 

 

PUBLIC HEARING 

 

County Commissioners of Kent County, CHR 7-2020 – Zoning Text Amendment 

 

Ms. Kohl opened the Public Hearing. 

 

The Clerk read into the record the Public Notice for the Zoning Text Amendment. 

 

Mr. Mackey and Ms. Gerber provided an overview of the proposed Zoning Text Amendment. 

 

No public input was received. 

 

Ms. Kohl closed the public hearing at 1:42 P.M. 

 

20-47 James and Shirley Alexander – Zoning Text Amendment - Adding Class 8 Farm 

Brewery as a permitted use.  

 

Ms. Kohl opened the Public Hearing. 

 

The Clerk read into the record the Public Notice for the Zoning Text Amendment. 

 

Mr. Tracey provided an overview of the proposed Zoning Text Amendment. 

 

The only comments received during the public hearing were from Mr. Steve Edwards who lives at 

12282 Galena Road, Massey, Maryland. He stated that he has been working closely with Mr. 

Alexander and helped him prepare the paperwork for the text amendment. 

 

Ms. Kohl closed the public hearing at 1:54 P.M. 
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After reported sound issues with the live stream of the Public Hearing, based on legal advice 

from Ms. McCann, a decision was made to redo the public hearings.  

 

Ms. Kohl re-opened the public hearing for the Zoning Text Amendment CHR 7-2020. 

 

The Clerk read into the record the Public Notice for the Zoning Text Amendment. 

 

Mr. Mackey and Ms. Gerber provided an overview of the proposed Zoning Text Amendment. 

 

No public input was received. 

 

Ms. Kohl closed the public hearing at 1:56 P.M. 

 

Ms. Kohl then re-opened the public hearing for the Zoning Text Amendment Adding Class 8 Farm 

Brewery as a permitted use. 

 

The Clerk read into the record the Public Notice for the Zoning Text Amendment. 

 

Mr. Tracey provided an overview of the proposed Zoning Text Amendment. 

 

No additional public input was received. 

 

Ms. Kohl closed the public hearing at 1:59 P.M. 

 

APPLICATIONS FOR REVIEW: 

 

20-36 Pep-Up – Major Site Plan Review (Preliminary) 

 

Mr. Tracey gave a brief overview of the proposal, citing relevant issues, the applicable laws, and 

staff comments. 

 

Mr. Tracey said the applicant is requesting preliminary site plan approval for a proposed liquid 

propane storage and distribution center. The liquid propane (LP) facility will be accessed by a rail 

spur allowing for bulk delivery by railcars. The LP will be offloaded from railcars into one of four 

new 90,000 gallon above-ground storage tanks. Fixed bodied trucks will fill from the storage tanks 

and provide deliveries throughout the region. The property is located on Galena Road near Massey 

in the First Election District. 

 

The Clerk read into the record correspondence received from Mr. Roy Hoagland, 9522 Fairlee Rd, 

Chestertown, Maryland 21620. 

 

Mr. Kevin Shearon and Mr. Brian Pepper were present and duly sworn in by Ms. Kohl to discuss 

the application with the Planning Commission. 

 

Mr. Shearon gave an overview of the project. He stated that a citizen participation meeting was 

conducted as a virtual call on December 1, 2020 and a mailing to notify citizens of the meeting 

was sent out in November. A report of the citizen’s participation meeting was submitted to the 

Department of Planning, Housing, and Zoning. 
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Mr. Shearon said since concept review the plans have changed slightly with the most notable 

change being the turn around area being shifted south. 

 

Mr. Shearon said the plans meets all state requirements of a facility of this nature. 

 

There was discussion regarding the number of tanks being proposed. It was determined that the 

number of tanks reported on the staff report was inaccurate, and the number of tanks proposed 

should be four instead of six as was presented during concept review. 

 

No public input was received. 

 

After further discussion, Mr. Hickman made a motion to grant preliminary approval of the site 

plan based on the following findings: 

• The proposal is consistent with many strategies and goals of the Comprehensive Plan. 

• Onsite vehicular circulation appears to promote clearly defined access to the storage tanks 

while also limiting unauthorized vehicles by gating the entrances to the site. 

• The Department of Public Works approved this application. 

• The Kent County Health Department is still evaluating the proposed septic reserve area. 

• The applicant has addressed the performance standards (noise, vibration, glare, air 

pollution, 

water pollution, radioactivity, electrical interference, smoke, and particulate matter, toxic 

matter, and odor). 

• The applicant submitted a Certified Engineer’s Report. 

• Forest Conservation was addressed by previous development on the site. 

• Sediment and erosion control and stormwater management plans have been submitted for 

review. 

• No additional landscaping is required. 

• A Citizen Participation meeting was held on December 1, 2020. 

• A lighting plan has been submitted. 

• No signage has been proposed at this time. 

 

Mr. Ruge seconded the motion, and the motion passed unanimously. 

 

County Commissioners of Kent County, CHR 7-2020 – Zoning Text Amendment  

 

Ms. Gerber gave a brief overview of the proposal. 

 

No correspondence has been received.  

 

After further discussion, Mr. Hickman made a motion to send a favorable recommendation to the 

Kent County Commissioners. 

 

Mr. Megargee seconded the motion, and the motion passed unanimously. 
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20-47 James and Shirley Alexander – Zoning Text Amendment - Adding Class 8 Farm 

Brewery as a permitted use. 

 

Mr. Tracey gave a brief overview of the proposal. 

 

Present and duly sworn in were Mr. James Alexander and Mr. Steve Edwards. 

 

Mr. Alexander and Mr. Edwards gave a brief overview of the proposal. 

 

Mr. Alexander said he would like to see this text amendment pass to provide opportunities for 

farmers and another source of income. He said it would also help boost tourism for Kent County. 

 

Mr. Megargee said he agrees that this proposal would be good for the county. 

 

No correspondence has been received. 

  

After further discussion, Mr. Hickman made a motion to send a favorable recommendation to the 

Kent County Commissioners. 

 

Mr. Sutton seconded the motion, and the motion passed unanimously. 

 

GENERAL DISSCUSSION 

 

2021 Transportation Priority Letter 

Mr. Mackey asked the Planning Commission if the Commission would like to participate in the 

formulation of the 2021 priority letter. The Planning Commission agreed to contribute thoughts 

and suggestions to the 2021 priority letter at the next meeting. 

 

Amendments to Planning Commission Bylaws 

Ms. McCann discussed proposed amendments to the Planning Commission Bylaws.  

 

Ms. McCann said she does not recommend any changes to the bylaws regarding creating a new 

position of Co-Chairperson. 

 

Ms. McCann also recommended an amendment to the bylaws to change the Annual Meeting to 

occur in January. 

 

After discussion, Mr. Ruge made a motion to proceed with the proposed amendment to change the 

Annual Meeting from March to the first month of the calendar year. 

 

Mr. Hickman seconded the motion, and the motion passed unanimously. 

 

Mr. Sutton made a motion to have Ms. McCann investigate addressing audience participation. 

 

Mr. Megargee seconded the motion, and the motion passed unanimously. 
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STAFF REPORTS 

 

Carla Gerber: 

• Working on various projects. 

• Working on the Parks & Recreation plan with Myra Butler   

 

Mr. Tracey: 

• Busy working on various projects, reviewing, and issuing building permits. 

 

Mr. Mackey: 

• Working on the Comprehensive Re-Zoning process. 

 

ADJOURN 

There being no further business for the good of the organization, the meeting adjourned at 3:15 

p.m. 

     

____________________________    _____________________________ 

Kim Kohl, Chairperson      Brian Jones, Clerk 
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PRELIMINARY STAFF REPORT 

 

TO: Kent County Planning Commission 

SUBJECT: Bayshore Land Holding, LLC – Frederick J. Wicks 

 Preliminary Site Plan Review in accordance with the Process to Amend the Kent County 

Comprehensive Water and Sewerage Plan 

DATE: February 23, 2021 

 

DESCRIPTION OF PROPOSAL 

Since 2016, Fred Wick of Bayshore Land Holdings, LLC has been working toward expanding his existing 

campground on Eastern Neck Road south of Rock Hall. The current application is for preliminary site plan review 

in accordance with Step 5 of the process to amend the Kent County Comprehensive Water and Sewerage Plan. The 

Comprehensive Water and Sewerage Plan requires the Planning Commission to review the project for compliance 

with the Comprehensive Plan and Land Use Ordinance and its feasibility, environmental, and design characteristics 

based on a specific project that complies with the requirements for a preliminary plan. At this stage, the applicant 

must demonstrate adequate provisions for water supply and sewage disposal, proposed methods for fire protection, 

preliminary stormwater management and Forest Conservation Plans. 

 

The 57.86-acre property is located in the Fifth Election District and split zoned “RCD” Resource Conservation Area 

and “AZD” Agricultural Zoning District. The surrounding area is characterized by houses on large lots, farmland, 

woodlands and wetlands.  

 

HISTORY 

In May 1972, the Kent County Board of Appeals granted a conditional use to what was known as Ellendale 

Campground, now Bay Shore Campground, for the use of a campground for mobile campers, tents, camp trailers, 

touring vans, and the like. 

 

In 2019, a Consent Order was signed between the County Commissioners and Bayshore Land Holdings which 

recognizes the legal use of the property as a campground, establishes that there are 160 existing campsites, and 

specifies actions that Bayshore Land Holdings must undertake to resolve outstanding issues. One of the stipulations 

is converting the on-site sewage disposal from holding tanks to an “onsite sewage disposal system” as contemplated 

by COMAR 26.04.02.02. The Maryland Department of the Environment is requiring an amendment to the 

Comprehensive Water and Sewerage Plan with specific details on the project.  

 

PROCESS TO AMEND THE COMPREHENSIVE WATER AND SEWERAGE PLAN 

 

Section 1.6.2.4: Amendment Review Process 

 

STEP 5:  Preliminary Plan as currently drafted with the following addition: The Planning Commission will 

review the project for compliance with the Land Use Ordinance and Comprehensive Plan and its 

feasibility, environmental, and design characteristics based on a specific project that compiles the 

requirements for a preliminary plan. At this stage, the applicant must demonstrate adequate provisions 

for water supply and sewage disposal, proposed methods for fire protection, preliminary stormwater 

management and Forest Conservation Plans.  

 

Staff and TAC Comments: 

• The Preliminary Plan as currently drafted complies with the basic technical requirements of the Land Use 

Ordinance for a Preliminary Plan (Article VI, Section 5.4.E). The submitted preliminary plan is specific to 

the installation of sewer lines to serve existing campsites and construction of the onsite sewage disposal 

system. 

 

• Campgrounds are identified in the Kent County Comprehensive Plan as a means to promote tourism. 
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o Goal: Enhance and Expand Locally Based Tourism that Is Rooted in the Unique Natural, Cultural and 

Historic Features and Qualities of Kent County (Page 18) 

 

 Strategy: Promote and expand facilities, services, and activities that support natural resource-

based economic development. (Page 19) 

 

- These facilities and activities include: commercial campgrounds or primitive camp sites. 

 

• The campground is a permitted use within the RCD. The campground currently has 146 RV sites which 

complies with a Consent Order signed in January 2019. The Consent Order established that the use of the 

property as a campground, with up to 160 sites, is legal.  

 

Article V, Section 2.2: 

18.  Campgrounds existing and in use as of August 1, 1989, in the Resource Conservation District. It is 

the intent of this section to provide for the continued existence and operation as well as the 

intensification or expansion of campgrounds existing and in use as of August 1, 1989, in the RCD. It 

is not the intent to permit the creation of new campgrounds, but rather to protect those enterprises 

that existed in the RCD on August 1, 1989. Any expansion or intensification of an existing 

campground, including the addition of sites or conversion of existing sites to allow for additional 

recreational vehicles, shall require growth allocation.* (* Amended 8/18/20) 

 

• The applicant has been working closely with the Kent County Health Department to properly size and 

design the onsite sewage disposal system. The Health Department approved a 268,200 square foot septic 

disposal area in September 2018. 

 

• There is a potable well onsite which provides water to each site. 

 

• Any new structures built by the owner, such as a new bathhouse, will comply with current building codes. 

 

• Preliminary stormwater management plans are under review. 

 

• Forest Conservation isn’t applicable as the development is occurring primarily within the Critical Area. 

 

STAFF RECOMMENDATION 

Staff recommends forwarding a letter to the County Commissioners noting compliance with Step 5 of the Process 

to Amend the Water and Sewer Plan. 



SITE PLAN APPLICATION -- KENT COUNTY, A1ARYLAND 
400 High Street, Chestertown, MD 21620 

410-778-7475- FAX 410-810-2932 
e-mail: gowings@kentgov.org; camartin@kentgov.org,· bcarroll@kentgov.org 

File No. _______ _ Date/Amount Paid _____ __,_ _____ _ 

Name Bayshore Campground 

District" __ 5t_h __ Map __ 5_5 ___ Parcel 229 Lot 1 Deed Ref 1 059 I 29 Zoning RCA I AZD 

LotSize 57.86 acres LOCATION: 4228 Eastern Neck Road, Rock Hall, Maryland 21661 

PROPOSED USE: Campground 
--~----------------------------------

OWNER OF LAND: 

Name Bayshore Land Holdings, LLC Telephone ( 41 0)639-7 485 

Address P.O. Box 540 Rock Hall, Maryland 21661 FAX or E-Mail ___ _____ _ 

APPLICANT: 

Name (same as above) Teleplzone __________ _ 

.Address _________ ~-------'-------___:FAX or E-Mail_---:--------

AGENT/ATTORNEY (if any) 

Name C. Daniel Saunders Law Offices 

Addi·ess ·110 N. Cross Street Chestertown, Maryland 21620 

REGISTERED ENGINEER OR SURVEYOR: 

Telephone (41 0)778-451 0 

.FAX or E-Mail (41 0)778-5804 

~nre"_D~M_S~" &_A_s_s_o_c~ia_te_s~. ·-L_L_C_K_e_v~i~_S_h_e_ar_o_n ______ ~~~one (443)262-9130 

Address P.O. Box80 Centreville, Maryland 21617 FAX or E-Mail kjs@dmsandassociates .corr 

WATER SUPPLY: Public system ( ) On lot system (>9 

SEWERAGE: Public system ( ) On lot System (X) 

UTILITIES SERVICED BY: (telephone,h-e~le:.:;;;c;.;...tr_· r=,.L-e_riz_o_n_I_D_e_lm_ a_rv_a_P_o_w_e_r _ ____ -=-- ------

Date 
---------------------------........... ----------------............. -------- .. -- .. --------------------------- .... ----------------.. -.. ---------------------------- .. __ ... .......... 

SITE PLAN APPROVAL 
Concept Date _____ _ Approving Authority ________ _ _ _ _____ _ 

Preliminaty Date. ______ Approving Authority _ ______________ _ _ 

Final Date ____ __ Approving Authority _ _ ____________ __ _ 
ec 5102 



PROJECT NARRATIVE 
Bayshore Campground Expansion 

4228 Eastern Neck Road, Rock Hall, Maryland 

In accordance with Article VI, Section 5.4.B of the Kent County Zoning Ordinance, we offer the 
following: 

The site is located at the west side of Eastern Neck Road (Maryland Route 445) and is identified 
as Parcel 229, Lot 1 on Tax Map 55. The total site area is 57.86 acres in size. A lot line 
adjustment plat was recorded on November 13, 2019 which combined two previous lots into the 
resulting Lot 1. 

The property is owned and maintained by Bayshore Land Holdings, LLC, P.O. Box 540, Rock 
Hall, Maryland, and is currently operated as a recreational campground which has been active 
since 1972. The business entity operates as the Bayshore Campground. The property has two 
zoning districts. The area within the Critical Area is zoned Resource Conservation District 
(RCD) and the area paralleling Eastern Neck Road is zoned Agriculture Zoning District (AZD). 

Based on a Consent Order dated January 17, 20 19, the campground may operate up to 160 
campsites located anywhere within a predetermined "shaded area" as shown on an exhibit 
included with the Consent Order. 

The campground has historically operated using a sewage pump out system for its patrons. 
Several dump stations are located throughout the campground where campers can dispose of 
their sewage into a holding tank. The tanks are pumped out regularly and the sewage is hauled to 
a local municipal wastewater treatment plant. In order to comply with the above noted Consent 
Order to "convert its on-site sewage disposal system from holding tanks to an 'onsite sewage 
disposal system"', extensive soils testing was done at the site. On September 8, 2018, the Kent 
County Health Department approved a 268,200 sq. ft. septic disposal area. 

Based on the 160 campsites, and using the Maryland Department of the Environment's 
standardized flow-per-campsite rate, a treatment and disposal system has been designed. As the 
calculated flow is anticipated to exceed an average 5,000-gallons per day, an amendment to the 
Kent County Comprehensive Water and Sewage Plan is being sought. It is anticipated that after 
the amendment is approved, MDE will review and approve the treatment and disposal system. 
That system, combined with the collection system shown on the current site plans, will be 
constructed. A monitoring period of three years will commence. Should the flow rates be less 
than MDE's standard flow rates, the campground may seek expansion up to a maximum of 248 
campsites. Any expansion will require a subsequent site plan review process and award of 
growth allocation from the Commissioners of Kent County and the Critical Area Commission. 

Davis. Moore, Shearon & Associates, LLC 

P.O. Box 80 Centrev ille, MD 2 1617 
Phone: (443) 262-9 130 

Email : email@dmsandassociates.com 



























PRELIMINARY STAFF REPORT 

 

TO: Kent County Planning Commission  

SUBJECT:  Roseland, Inc.  

 Special Exception – expansion of existing sand & gravel pit 

DATE: February 17, 2021 

 

DESCRIPTION OF PROPOSAL 

Roseland, Inc., requests a special exception for a five-acre expansion of an existing sand and gravel pit. 

The property is comprised of 152.93 acres located on Bradford Johnson Road near Golts in the First 

Election District. The existing excavation site comprises 4.98 acres located near the southeastern corner 

of the property which is also otherwise farmed. The proposed five-acre expansion to the gravel pit 

would be directly south east of the existing pit.  Access to the sand and gravel pit is by an existing gravel 

farm lane from Bradford Johnson Road that also serves a dwelling on a separate parcel.   

 

The parcel is zoned "AZD", Agricultural Zoning District, and is generally surrounded by farmland. The 

edge of the gravel pit is approximately 175-feet from the nearest property line.    

 

HISTORY 

A two to three-acre gravel pit has existed on the site since 1954. On October 22, 1990, the Board of 

Appeals granted a conditional use for the operation of a four-acre gravel pit. Over the years, portions of 

the site have been reclaimed as the gravel has been excavated, and there has never been more than five 

acres being actively mined at one time. As required by the Zoning Ordinance, the special exception was 

renewed regularly through 2008. In 2013, Mr. Dixon, the original owner, indicated that he was going to 

discontinue mining the pit. In October 2008, the Board Granted an expansion of the gravel pit with the 

following conditions:  

 

1. The stumps in the gravel pit shall be removed by November 30, 2008, a fact which shall be 

verified by the Kent County Office of Planning, Housing, and Zoning. 

2. That the special exception granted is for a period not to exceed five (5) years from the effective 

date of this decision. 

 

RELEVANT ISSUES 

I. SAND AND GRAVEL PIT SPECIAL EXCEPTION REVIEW CRITERIA 

 

A. Comprehensive Plan: "Sand and Gravel are the predominant minerals found in Kent County. 

An unusual seam of high-quality spec and concrete sand and gravel runs southeasterly from 

Baltimore County to Lewes Delaware. These aggregates area vital to a healthy economy and 

Kent County recognizes that sand and gravel are resources of increasing commercial value." 

Page 83 

 

B. Applicable Law: Article VII Section 7.52 of the Ordinance grants the Board of Appeals the 

authority to grant a special exception for gravel pits, excavation or extraction (not including the 

removal of sod, and excavation for foundations, swimming pools, soil and water conservation 

practices, and those removals approved in connection with farm use, street construction, 

subdivision or planned residential development) in AZD, RCD, RC, RR and CAR provided: 

a. The special exception shall be for a period not to exceed five years 

b. Material is not brought from off-site for processing, mixing, or similar uses 



Special Exception- Roseland, Inc 

Expansion of an existing sand and gravel pit 
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c. The excavation or extraction operation shall be controlled to offer reasonable protection 

to surrounding properties and the neighborhood, particularly as regards to use of 

residential streets for access to the site 

d. There are no known threatened or endangered species, areas of specific value, or rare 

assemblages of species or other vital habitat at the site 

e. In RCD and CAR, highly erodible soils are not disturbed at the site 

f. The operation will not disturb for future use prime agricultural lands or forest and 

developed woodlands of more than one acre 

g. The operation will not degrade water quality 

h. The operation does not disturb the minimum 100-foot buffer or stream protection corridor 

i. The operation is under an approved operating and restoration plan from the State of 

Maryland 

j. The operation does not adversely affect a non-tidal wetland directly or hydrologically 

k. The location of the excavation or extraction with respect to property lines, the depth of 

excavation, and relation to the water table or flood criteria and the slope of the sides of 

the excavation shall be controlled to prevent a continuing, unsightly, hazardous, or 

wasteful condition of the land. 

 

C. Staff Comments:   

The proposal is consistent with the Mineral Resources element of the Comprehensive Plan. 

There are no known threatened or endangered species, areas of specific value, or other vital 

habitat in need of conservation on the site. The closest RTE area is 0.70 miles East of the 

property. The expansion of the gravel pit will not disturb the stream protection corridor and 

will be farther from the stream than previously mined areas. Although the area of the 

expansion is considered prime agricultural lands, previous approvals have granted approval to 

mine areas of prime farmland with the condition that the site be restored to an agricultural or 

forest use. The proposed gravel pit will not adversely affect a non-tidal wetland.  Sediment and 

erosion plans have been submitted for review.    

 

STAFF RECOMMENDATION: 

Staff recommends sending a favorable recommendation to the Kent County Board of Appeals 

contingent on the following conditions: 

 

• The operation shall not be expanded beyond the proposed 5 acres. 

• The Applicant’s mining permit, sediment and erosion control plan, and operating and restoration 

plan must be strictly followed at all times. 



1 inch = 524 feet

K

Source: Kent County Department of Planning, Housing, and Zoning. 
Aerial taken Spring 2016. Map prepared February 2021.















 
Kent County Department of Planning, Housing, and Zoning 

 
To:  Kent County Planning Commission 

From:  Bill Mackey, AICP, Director  

Meeting:   March 4, 2021 

Subject:  2021 Transportation Priority Letter 

 
As mentioned during the last meeting, Kent County annually sends a letter to the Secretary of 
the Maryland Department of Transportation outlining the County’s transportation priorities. A 
copy of the 2020 and 2019 letters, as well as a State Roadways Map, are attached for reference. 
 
The projects to be included generally start with a planning study. Once a study is funded and then 
completed, funds for project implementation can be requested. The process is long-term, and 
projects are intended to be integrated into the State’s overall plans for its transportation system. 
 

The Maryland Consolidated Transportation Program is available to view here: 
https://mdot.maryland.gov/OPCP/FY21FY26_CTP_Full_Report_compressed.pdf 

 
These are current projects that are listed for Kent County including their implementation status: 
 

 
 

 

https://mdot.maryland.gov/OPCP/FY21FY26_CTP_Full_Report_compressed.pdf
https://mdot.maryland.gov/OPCP/FY21FY26_CTP_Full_Report_compressed.pdf
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Traditionally, the second Chester River bridge is included in the letter. The project has undergone 
the planning phase and a study was completed some time ago. It’s my understanding that Queen 
Anne’s County may not be supportive; however, this could change over time due to evacuation 
needs. It’s my plan to continue to include the second bridge as a priority project for Kent County, 
Please note the Board of County Commissioners is the final authority which approves the letter. 
 
For our purposes, are there any facilities that are State controlled, per the attached map, which 
the Planning Commission thinks are in need of study for improvement? I understand that capacity 
can bring traffic, and there is a need to balance convenience with expectations for improvements. 
In other words, improved facilities should access areas where growth is desired and planned for. 
 
As a starting point, it may be well to consider intra-jurisdictional connections. Are there any State 
facilities that connect the Towns to the major transportation facilities, such as Route 301, which 
need improvement, in order to facilitate better connections and or improve traffic congestion? 
 
Are there improvements to Route 301 itself such as overpasses or better configured interchanges 
that could be studied for improvement? I understand that there are some interchanges that the 
County had hoped could be improved similar to the Millington interchange with grade-separated 
solutions. These interchanges may be in places where traffic is currently heavy or expected to be. 
 
Finally, are there pedestrian- and/or cycling-oriented improvements the Commission would like 
to see in the overall, greater community. Small, Main-Street-type projects are also a possibility. 
These are traditionally undertaken in Towns, but there may be unincorporated areas where such 
improvements would be appropriate, and the County could request consideration for such areas. 
 
Hopefully, these examples are helpful as you consider recommendations for the Priority Letter.  
 
Thank you. 
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Kent County Planning Commission 
 

Bylaws 
 
 
SECTION 1  ANNUAL MEETING 
 
The annual meeting of the Planning Commission shall be the first regular meeting in the month of 
March of each calendar year.  Such meeting shall be devoted to the election of officers for the ensuing 
year and such other business as shall be scheduled. 
 
SECTION 2  REGULAR MEETINGS 
 
Regular meetings of the Planning Commission shall be held in the County Commissioners Hearing 
Room, Kent County Government Center, 400 High Street, Chestertown, MD on the first Thursday of 
each month and shall be open to the public.  At such meetings, the Commission shall consider all 
matters properly brought before it without the necessity of prior notice thereof to any members.   
Meetings may be continued if the need arises.   A regular meeting may be canceled or rescheduled as 
deemed appropriate by the Planning Commission.  Notice of canceled, relocated or rescheduled 
meetings shall be published in the local newspaper if time permits and posted on the door or 
blackboard at the entrance to the Department of Planning, Housing, and Zoning or on the glass doors 
at the Calvert Street entrance to the building.  
 
SECTION 3  SPECIAL MEETINGS 
 
Special Meetings of the Planning Commission shall be held only by a decision of the majority of the 
Planning Commission members or by request of the Board of County Commissioners of Kent County.  
The Planning Commission shall determine the time and place of the special meeting.  Notice of such 
meetings shall be given to all the members and the public not less than forty-eight hours in advance 
thereof by posting on the door or blackboard at the entrance to the Department of Planning, 
Housing, and Zoning and if time permits by publication in the local newspaper. 
 
SECTION 4 QUORUM 
 
At any meeting of the Planning Commission, a quorum shall consist of four citizen members of the 
Commission.  No action shall be taken in the absence of a quorum except to adjourn the meeting to a 
subsequent date. 
  
SECTION 5  VOTING 
 
At all meetings of the Planning Commission, each citizen member attending shall be entitled to cast 
one vote. An ex-officio member, if any, appointed by the Kent County Commissioners, pursuant to § 
199-2 of the Kent County Code, shall vote only in the case of a tie vote by the other citizen members.  
Voting shall be by voice.  In the event that any member shall have a personal interest of any kind 
that would affect their ability to render a decision of a matter then before the Commission based 
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solely on the evidence, he shall disclose his interest and be disqualified from voting upon the matter, 
and the secretary shall so record in the minutes that no vote was cast by such member.  The 
affirmative vote of a majority of those members voting shall be necessary to pass any motion.  A tie 
vote shall fail passage of a motion.  
 
SECTION 6  PROCEEDINGS 
 

A. At any regular meeting of the Planning Commission, the following shall be the regular 
order of business: 

• The Chairman will call the meeting to order. 
• The Chairman will state that the members have had an opportunity to review the 

agenda and will ask if a member has anything to disclose. 
• The minutes will be read; changes noted; and a vote taken on the minutes. 
• Each agenda item will be taken and will be followed in order: 

1. Staff reports will be taken; 
2. Applicant will present case; 
3. Planning Commission will ask questions; 
4. Citizens ask questions or present comments on the proposal; 
5. Applicants make a final statement; 
6. Staff will present any additional recommendations or comments; 
7. Planning Commission will have a general discussion; 
8. Motion will be made and seconded; 
9. Motion will be discussed; and 
10. Vote will be taken by all members. 

• Officers and staff will present reports. 
• General discussion. 
• Adjourn. 

 
B. Each formal action of the Planning Commission required by law, rule or regulations shall 

be embodied in a formal motion duly carried and entered in full upon the Minute Book 
after a vote as provided in Section 5 hereof. 

 
C. The Planning Commission may permit electronic presentations with advance notice of 

one week or as approved by the Planning Director.  A copy of the presentation shall be 
provided to the Department of Planning, Housing, and Zoning for inclusion in the project 
file either before or as a part of the presentation at the meeting. 

 
D. The Planning Commission may place time limits on presentations,  and testimony, and 

public comments. 
 
SECTION 7  RULES OF PROCEDURE 
 
All meetings of the Planning Commission shall be conducted in accordance with Robert’s Rules of 
Order and Maryland’s Open Meetings Act.  Rules of evidence shall be relaxed; however, the burden 
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of proof shall remain with the applicant.  All witnesses (including staff) who are testifying for those 
cases that are executive functions of the Planning Commission shall testify under oath. 
 
The Commission welcomes testimony from the public at its meetings. If any Person wishes to bring 
to the Board’s attention complex data, reports, or arguments, that Person should submit the material 
in writing one week before the hearing and the planning staff will note in the staff report that 
additional information is in the file for review by the Commission. The Commission may limit the 
time allotted for oral testimony and may leave the record open to receive written testimony. Each 
Person offering oral testimony should summarize major points that are more fully discussed in 
written testimony and refrain from repetitious oral testimony. Because hearings conducted under 
these rules are quasi-judicial in character, those presenting testimony are advised to observe general 
rules of decorum and address only the issues before the Board. 
 
SECTION 8  CONFLICTS OF INTEREST  
  
To promote confidence and trust in the conduct of public business, members of the Planning 
Commission and Planning Staff must, at all times and in all respects, observe an affirmative obligation 
to disclose any actual, apparent or potential conflict of interest pertaining to any application that is 
subject to the Planning Commission’s jurisdiction.  
 
SECTION 9 EX PARTE COMMUNICATIONS 
 
To preserve public confidence in the fairness of Planning Commission deliberations and decisions, 
the Planning Commission should ensure that the public and interested Persons have the opportunity 
to know, and respond to, all information that the Planning Commission considers in making its 
decisions. The Planning Commission should also ensure that all members have the same opportunity 
to know and consider any relevant evidence provided to any other Planning Commission member. 
The Commission may take administrative notice of facts in common knowledge and matters falling 
within any member’s experience and expertise, as disclosed by that member, in reaching a decision 
on a matter. 
 
When considering any matter, all interested parties need the assurance that other interested parties 
will not have an unfair advantage in presenting their version of the relevant facts or concerns to the 
Commission. To that end, Commission members must avoid communicating with applicants or any 
other persons about a pending application except at Commission meetings when the application is 
considered.  
 
Each Planning Commission member must not communicate with any person, other than planning 
staff, about the merits or facts of any pending application, except during the Commission meeting 
when the application is considered. If the Commission finds that any person has intentionally 
communicated or attempted to communicate with a Commission member, the Commission may 
impose an appropriate sanction including the exclusion of any testimony by the person from the 
record of the matter to which the prohibited communication pertained.  
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If a Planning Commission member receives unsolicited communications about a pending application 
outside of a Commission meeting, the member must disclose and describe the communications at the 
earliest opportunity during the Commission's consideration of the proposal.  
 
Subject only to the applicable provisions of the Maryland Open Meetings Act, nothing applies to or 
otherwise restricts any member of the Planning Commission from communicating with the planning 
staff, or Commission legal counsel for the purpose of obtaining information or advice. This also does 
not restrict any Commission member from communicating with any third party in connection with 
any matter other than an application considered by the Commission. 
 
SECTION 10 OFFICERS 
 
The Officers of the Planning Commission shall consist of a Chairman and Vice Chairman voted upon 
by the Commission members at the annual meeting for a term of one year.  The Ex-Officio cannot 
hold office.  The member who serves in lieu of the Ex-Officio may hold office. 
 
SECTION 11  DUTIES OF OFFICERS 
 
The duties and powers of the Officers of the Planning Commission shall be as follows: 
 

A. Chairman 
1. Preside at all meetings of the Commission; and 
2. Call special meetings of the Commission in accordance with these bylaws. 

 
B. Vice Chairman 

1. During the absence of the Chairman, the Vice Chairman shall exercise or perform all 
the duties and shall be subject to all responsibilities of the Chairman. 

2. During the absence, disability or disqualification of the Chairman and the Vice 
Chairman, the member who has served on the Commission the longest shall exercise 
or perform all the duties and be subject to all the responsibilities of the Chairman. 

 
C. Department of Planning, Housing and Zoning. 

1. Keep the minutes of all meetings of the Commission in an appropriate Minute Book. 
2. Give or serve all notices required by law or these bylaws. 
3. Prepare the agenda for all meetings of the Commission.  Projects will not be placed on 

the agenda unless the Department of Planning, Housing and Zoning receives a 
complete application a minimum of twenty days before the meeting.  The Technical 
Advisory Committee shall review applicable projects at least twice before the 
Planning Commission meeting. 

4. Be custodian of Commission records, all of which shall be open to the public.  
Appropriate fees may be charged for copies. 

5. Inform the Commission of correspondence relating to business of the Commission 
and to attend to such correspondence when directed by the Chairman. 

6. See that all actions of the Commission are properly executed. 
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7. All deed, covenants and restrictions shall be approved and signed by the Planning 
Commission attorney before recordation. 

 
SECTION 12  RESPONSIBILITIES OF MEMBERS OF THE PLANNING COMMISSION 
 

1. Attend and freely participate in discussions at regular and special meetings. 
2. Develop understanding of Article 66 B of the Public General Laws of Maryland; Maryland 

Open Meetings Act; the Kent County Comprehensive Plan, the Zoning, Subdivision, 
Floodplain Management, Sediment and Erosion Control, Stormwater Management, and 
Forest Conservation Ordinances within the spirit and intent of these documents. 

3. Recommend courses of action to the County Commissioners and respond to requests for 
action by them. 

4. Introduce subjects for the Commission’s consideration. 
5. Gain an understanding of applicable State and Federal agencies. 
6. Gain an understanding of the workings of other local administrative bodies. 
7. Take appropriate actions to demonstrate a vigorous, thoughtful and positive influence of 

the County’s well being within its authority. 
8. Make personal inspections, when necessary, of land and other situations that require 

Commission action. 
9. Help the general public to understand and accept the Comprehensive Plan, Zoning 

Ordinance and Subdivision Ordinance.   
 
SECTION 13  VACANCIES 
 
Should any vacancy occur among the members of the Commission by reason of death, resignation, 
disability or otherwise, immediate notice thereof shall be given to the County Commissioners by the 
Department of Planning, Housing and Zoning.  Should any vacancy occur among the officers of the 
Commission, the vacant office shall be filled by election at the next scheduled meeting, in accordance 
with Section 10 of these bylaws, such officer to serve the unexpired term of the office in which such 
vacancy shall occur. 
 
SECTION 14   AMENDING BYLAWS 
 
The Planning Commission may amend these bylaws at any meeting of the Commission provided 
notice of said proposed meeting is given to each member in writing at least five days prior to said 
meeting and posted on the door or blackboard at the entrance to the Department of Planning, 
Housing, and Zoning.  A copy of these bylaws will be provided to the County Commissioners of Kent 
County. 
 
These bylaws were adopted by the Planning Commission at its October 28, 1993 meeting and 
amended at its April 2, 1998, March 2, 2000, July 3, 2008, and ______, 2021 meetings.  
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