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400 High Street 

Chestertown, Maryland  
 

AGENDA 
October 7, 2021 

1:30 p.m. 
 

Members of the public are welcome to attend meetings in person, virtually, or via conference call. You may also 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. If listening to the meeting online, 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: 367 223 641# 
 

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 
35-second delay. In order to avoid audio feedback issues, please mute the livestream before calling in. 
 
MINUTES 
 
September 2, 2021  
 
APPLICATIONS FOR REVIEW 
 
21-34 Atlantic Tractor – Site Plan Review (Final)  
  621 Morgnec Road – Fourth Election District – Zoned Industrial (I) …………….………….……………….…..………. PC Decision 
 
21-36    Mervin Lapp – Major Subdivision (Preliminary) 
 12119 Coopers Lane – Third Election District – Zoned Rural Residential District “RR” …………….………………PC Decision   
 
20-41    Cliff Road Properties, LLC (Great Oak Manor) – Site Plan Review (Preliminary – Cottages) 
 10568 Cliff Road – Sixth Election District – Zoned Critical Area Residential (CAR) ………..………….………..……PC Decision 
 
21-37 Bonnie Plants LLC – Site Plan Review (Concept) 
     12515 Augustine Herman Highway – Second Election District – Zoned Agricultural Zoning District (AZD) and  
     Crossroads Commercial (CC)) …………….…………….………………..….……………………………………………………….…...…PC Decision 
 
21-38    Bonnie Plants (D. Drury) – Special Exception – Migrant Worker Housing  

     12515 Augustine Herman Highway – Second Election District – Zoned Agricultural Zoning District (AZD) and  
         Crossroads Commercial (CC)…………………………..…..…………………………………………………………………………….…….Rec to BOA  

 
GENERAL DISCUSSION 
 
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


  

MINUTES 
 
The Kent County Planning Commission met in regular session on Thursday, September 2, 2021, in the County 
Commissioners’ Hearing Room at 400 High Street, Chestertown, Maryland. It was a hybrid meeting, and the 
following members were in attendance: Chair Kim Kohl, Vice Chair F. Joseph Hickman, County Commissioner P. 
Thomas Mason; Paul J. Ruge, Jr.; William Sutton; James Saunders; and Cynthia L. McCann, Esq., Planning 
Commission Attorney. Staff in attendance were William Mackey, Director; Carla Gerber, Deputy Director; Mark 
Carper, Associate Planner; and Michael Pelletier, Clerk. 
 
Ms. Kohl called the meeting to order at 1:30 p.m. 
 
MINUTES 
 
Ms. Gerber noted there was a typographic error on Page 3 regarding the top line near “final approval” and she 
would make that correction.  
 
Mr. Sutton made a motion to accept the minutes with Staff’s correction of the August 5, 2021, meeting as 
distributed.  
 
Mr. Saunders seconded the motion; the motion passed with all in favor with that one correction.  
 
APPLICATIONS FOR REVIEW: 
 
#21-41 Cliff Road Properties, LLC (Great Oak Manor) – Site Plan Review 
Preliminary (Cottages) and Concept (Pavilion) 
 
Ms. Kohl informed the Planning Commission that the applications for Cliff Road Properties, LLC, for preliminary 
site plan review of the cottages and the concept site plan review of the pavilion have been withdrawn by the 
applicant. 
 
Prior to Adjournment Ms. McCann made a clarification, and Ms. Kohl added that the Preliminary Site Plan Review 
for the Cottages was postponed at this time as opposed to withdrawn.  
 
#21-34 Atlantic Tractor – Site Plan Review  
 
Mr. Carper stated that Atlantic Tractor/Cooper Enterprises, LLC is requesting preliminary site plan approval to 
construct a 6,000 square foot maintenance building to accommodate repairs of combine harvesters. The property 
is located at 621 Morgnec Road.  

Currently the property consists of three parcels. The applicant has submitted a lot line adjustment to remove a 
property line where the new building is proposed. 

Mr. Carper reviewed the development standards found in the Article V, Section 15 of the Land Use and stated that 
the application meets the applicable standards. 

Regarding site plan review, Mr. Carper noted that the Comprehensive Plan has two pertinent goals: (1) To support 
existing businesses; and (2) To ensure that towns and villages are attractive places to live and work. 
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In accordance with the applicable standards of review under Article VI, Section 5 of the Land Use Article, Staff and 
TAC provided the following comments for the members consideration: 

 The proposed project promotes an existing business and promotes growth; 
 The Project Narrative states that a Citizen Participation meeting is to be arranged and a letter of results 

will be provided at the next hearing; 
 On-site circulation appears to provide clearly defined lanes of travel and spaces for parking; 
 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; 
 Sediment and erosion control and stormwater management plans have been submitted for review; 
 A landscape plan has been submitted for review and adequate screening is provided; 
 A notification from the town of Chestertown has been provides stating the applicant is working with the 

Chestertown Utilities Commission for connections to the town’s water and sewer system; and  
 Plans for the proposed structure that include front, side, and rear elevations of all exterior walls have been 

submitted and all dimensional specifications meet Ordinance requirements.  

Mr. Carper concluded that Staff recommends granting preliminary site plan approval conditional upon  

 The applicant’s submittal of a revised building plan displaying placement of exterior lighting;  
 Verification of the building’s placement, its proximity to a buried propane tank and that this placement 

and proximity meets safety guidelines; and  
 Submission of a revised site plan including removal/relocation of isolated parking space proposed on the 

site of the current buried propane tank.  
 

Kevin Shearon with DMS and Associates, LLC was sworn in.  Mr. Shearon summarized the purpose of the proposed 
6,000 square foot maintenance building was to accommodate maintenance and repairs for combine harvesters. 
The current structure cannot accommodate the size of the newer combines.  A certified engineer’s report has 
been submitted to the Planning Commission. 
 
Mr. Shearon also noted that the project complies with the Comprehensive Plan and that the property would 
support the local agricultural industry.  He added that there is currently a lot line adjustment application pending 
because the proposed building falls between two of the applicant’s parcels. Mr. Sheron added that the applicant 
will excavate and relocate the buried propane tank to place it at a safe distance from the proposed building, and 
that they are working with the Town of Chestertown to secure allocations to the public water and sewage system.  
 
Mr. Hickman inquired about the landscaping plan. Mr. Shearon gave a brief overview confirming the proposed 
landscaping.  
 
Mr. Ruge inquired about whether another lot line adjustment could be done at a later date for the remaining 
parcel.  
 
Mr. Saunders inquired as to the well on the property. A discussion ensued on the application of public utilities on 
the property.  
 
Mr. Sutton voiced his support for the application, and the need to have this type of infrastructure in Kent County.  
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Mr. Hickman entertained a motion, seconded by Mr. Ruge, for preliminary site plan approval based on the 
following: 

 The proposal is consistent with the general standards. 
 The proposal meets the industrial and environmental standards. 
 The proposal meets the design standards.  
 The proposal meets the parking and loading standards. 
 The proposal complies with the Comprehensive Plan.  
 
All were in favor and preliminary site plan approval was granted.  
 

STAFF REPORTS 
 
Carla Gerber: 

August was busy with normal routine business and hearings.  
 
Mark Carper: 
 Mr. Carper agreed with Ms. Gerber’s assessment.  
 
Mr. Mackey: 

 Mr. Mackey wanted to update the Commission on the status of the CRU Task Force.  
 Mr. Mackey has been in touch with IT to obtain some additional assistance with the recent technical 

difficulties pertaining to the remote equipment and the County Commissioners approved an item this 
week on researching a potential new remote system for the Commissioners’ Hearing Room. There will be 
some additional financial assistance from the American Rescue Plan Act and some outside consultants will 
be utilized as well. Mr. Mackey noted there are actually three separate systems in the Hearing Room which 
need to be integrated in unique ways. Mr. Mackey opined that the meetings early on, which only utilized 
Teams, seemed to have less issues materialize. Mr. Mackey added that the problems that develop, very 
often, are different problems which makes it very hard to correct.  

 
Ms. McCann: 

 The Maryland Planning Commissioners Association Annual Conference is coming up in October. The 
Conference has a more complete agenda which Ms. McCann will forward the members.    

 
ADDITIONAL COMMENTS 
 
The Chair wanted to relay to the members that Mr. Hickman, Mr. Ruge and herself completed the Open Meetings 
Act Training.  
 
ADJOURN 
 
Mr. Ruge made a Motion to Adjourn which was seconded by Mr. Sutton. There being no further business for the 
good of the organization, the meeting adjourned at 2:07 p.m. 
 
 
 
____________________________   _____________________________ 
Kim Kohl, Chair      Michael Pelletier, Clerk 



 

Kent County Department of Planning, Housing, and Zoning 
 

 
TO: Kent County Planning Commission  
FROM: Mark Carper, Associate Planner 
MEETING: October 7, 2021 
SUBJECT: Atlantic Tractor  
 Major Site Plan – Final   
 
EXECUTIVE SUMMARY 
 
Request by Applicant 
Atlantic Tractor/Cooper Enterprises, LLC is requesting final site plan approval to construct a 6,000 square 
foot maintenance building to accommodate repairs of combine harvesters. The property is located at 621 
Morgnec Road in the Fourth Election District, Map 37, Parcels 43, 46, and 443, and is zoned Industrial (I).  
 
Public Process 
Per Maryland State Law and Article VI, Section 5 of the Kent County Land Use Ordinance the Planning 
Commission shall review and approve Major Site Plans.  
 
Summary of Staff Report 
The proposed maintenance building complies with the goals and strategies of the Comprehensive Plan for 
economic development, and it meets the use, density, design, industrial performance, and environmental 
standards of the Land Use Ordinance. The Kent County Health Department approves the plan with a 
condition that the site be served by public sewer. Conditions set forth for previous approval of the 
preliminary plan have been largely addressed.  
 
The applicant has sufficiently addressed all of the standards for a final site plan as prescribed by the Kent 
County Land Use Ordinance.  
 
Recommendation 
Staff recommends granting final site plan approval conditioned upon the following: 
 Exterior lighting should be shown to be dark sky compatible.  
 Approval of the sediment and erosion control and stormwater management plans.  
 Submission and approval of sureties for landscaping, sediment and erosion control, and 

stormwater management.   
 
 
  



PRELIMINARY STAFF REPORT 

TO: Kent County Planning Commission 
SUBJECT: Atlantic Tractor  

Major Site Plan – Final  
DATE: October 1, 2021 

DESCRIPTION OF PROPOSAL 
Atlantic Tractor/Cooper Enterprises, LLC is requesting final site plan approval to construct a 6,000 square 
foot maintenance building to accommodate repairs of combine harvesters. Due to the size of the 
combines, they are not able to fit inside the current workspace.  

The property is located at 621 Morgnec Road in the Fourth Election District, Map 37, Parcels 43, 46, and 
443, and is zoned Industrial (I). The property line between Parcels 43 and 443 crosses through the 
proposed building footprint, and a lot line adjustment has been filed and approved to remove that line.  

GENERAL STANDARDS 
I. Permitted Uses and Density, Height, Width, Bulk, and Fence Requirements

A. Applicable Laws: Article V, Sections 15.2 of the Kent County Land Use Ordinance establish site plan 
review requirements for all permitted industrial uses in the Industrial District.

B. Article V, Sections 15.5 of the Kent County Land Use Ordinance establishes the density, height, 
width, bulk, and fence requirements for the Industrial District.

C. Staff and TAC Comments: The proposed structure meets the minimum setback requirements and 
height limitations.

II. Industrial Performance Standards

A. Applicable Law: Article V, Section 15.6 of the Kent County Land Use Ordinance establish the 
Industrial Performance Standards. These performance standards address noise, vibration, glare, 
air pollution, water pollution, radioactivity, electrical interference, smoke and particulate matter, 
toxic matter, and odorous matter limitations with compliance certified in an engineer’s report.

B. Staff and TAC Comments: The applicant has addressed the performance standards and submitted 
a Certified Engineer’s Report.

III. Industrial Environmental Standards

A. Applicable Law: Article V, Section 15.8 of the Kent County Land Use Ordinance establishes the 
Industrial Environmental Standards which include agriculture, anadromous fish, forest 
conservation, nontidal wetlands, stream protection corridor, stormwater management, 
threatened and endangered species, and water quality standards.

B. Staff and TAC Comments: Sediment and erosion control and stormwater management plans have 
been submitted for review. Because the property is in a Priority Funding Area and the proposed 
building will be located on an area of existing stone, the project is exempt from Forest
Conservation.



IV. Design Standards

A. Applicable Law: Article V, Section 15.9 of the Kent County Land Use Ordinance establishes the
Industrial Design Standards which address site access, on-site circulation, floodplain, landscaping,
screening, lighting, site planning, and subdivision. Screening is required to protect adjoining
properties and roadways from noise, glare, and uses which are visually incompatible with
neighboring land uses. Lighting on the site should be sufficient to provide for the safety and
security of the business, its employees, and its customers while avoiding glare onto adjacent
properties and adjacent roadways and not interfere with traffic or create a safety hazard.

B. Staff and TAC Comments:
 On-site circulation appears to provide clearly defined lanes of travel and spaces for parking.
 A landscape plan has been submitted for review and adequate screening is provided.
 Building plans with front, side, and rear elevations of all exterior walls have been submitted

for review.
 Site plans indicate that the buried propane tank is to be relocated, subsequently eliminating

the isolated parking space, both conditions that were stipulated for approval of the
preliminary site plan.

 Site plans indicate where the exterior lighting is to be located although they are not shown
to be dark sky compatible.

V. Parking and Loading

A. Applicable Law: Article VI, Section 1.3 and 1.4 of the Kent County Land Use Ordinance establishes
the parking, loading, and bicycle parking standards.

B. Staff and Tac Comments: The proposed number of parking spaces is adequate for the number of
employees and customers.

VI. Site Plan Review

A. Comprehensive Plan:
 Goal: Support Existing Business

o Strategy: Retain and promote existing businesses and assist in their growth. (p. 8)
 Goal: Ensure that Towns and Villages are Attractive Places to Live and Work

o Strategy: Require developers to engage and inform citizens during the development
review process through the incorporation of a participation program.” (Page 27)

B. Applicable Law: Article VI, Section 5 of the Land Use Ordinance establishes the procedures and
standards for site plan review. The Planning Commission shall prepare findings of fact concerning
the reasonable fulfillment of the objectives listed below.

a. Conformance with the Comprehensive Plan and, where applicable, the Village Master
Plan.

b. Conformance with the provisions of all applicable rules and regulations of county, state,
and federal agencies.



c. Convenience and safety of both vehicular and pedestrian movement within the site and 
in relationship to adjoining ways and properties. 

d. Provisions for the off-street loading and unloading of vehicles incidental to the normal 
operation of the establishment, adequate lighting, and internal traffic control. 

e. Reasonable demands placed on public services and infrastructure. 
f. Adequacy of methods for sewage and refuse disposal, and the protection from pollution 

of both surface waters and groundwater.  This includes minimizing soil erosion both 
during and after construction.  

g. Protection of abutting properties and County amenities from any undue disturbance 
caused by excessive or unreasonable noise, smoke, vapors, fumes, dust, odors, glare, 
stormwater runoff, etc. 

h. Minimizing the area over which existing vegetation is to be removed.  Where tree removal 
is required, special attention shall be given to planting of replacement trees. 

i. The applicant’s efforts to integrate the proposed development into the existing landscape 
through design features such as vegetative buffers, roadside plantings, and the retention 
of open space and agricultural land. 

j. The applicant’s efforts to design the development to complement and enhance the rural 
and historic nature of the County including incorporating into the project forms and 
materials that reflect the traditional construction patterns of neighboring communities. 

k. The building setbacks, area, and location of parking, architectural compatibility, signage, 
and landscaping of the development, and how these features harmonize with the 
surrounding townscape and the natural landscape. 
 

C.  Staff and TAC Comments:  
 The proposed project promotes an existing business and assists in its growth. 
 Citizen participation was solicited through an informational letter notifying surrounding 

landowners of the proposed construction and inviting them to provide comment or ask 
questions.  A Citizen Participation Report was submitted to this effect, stating that no 
comments were received.  

 On-site circulation appears to provide clearly defined lanes of travel and spaces for 
parking. 

 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 has submitted a Certified Engineer’s Report. 
 Plans for the proposed structure that include front, side, and rear elevations of all 

exterior walls have been submitted and all dimensional specifications meet Ordinance 
requirements.  

 The proposed structure meets the minimum setback requirements, outside illumination 
has been included although not shown to be dark sky compatible, and the buried 
propane tank is to be relocated prior to construction of the building.  

 Sediment and erosion control and stormwater management plans have been submitted 
for review.  

 A landscape plan has been submitted for review and adequate screening is provided.  
 A notification from the town of Chestertown has been provided stating that Atlantic 

Tractor is working through the Chestertown Utilities Commission process for connection 
to the town’s water and sewer system.  

 



STAFF RECOMMENDATION 
Staff recommends granting final site plan approval conditioned upon the following: 
 Exterior lighting should be shown to be dark sky compatible.  
 Approval of the sediment and erosion control and stormwater management plans.  
 Submission and approval of sureties for landscaping, sediment and erosion control, and 

stormwater management.   
 That the final site plan approval hereby granted would lapse after one year if no substantial 

construction in accordance with the plans herein presented were to occur.  
 

 
 

























 
 
 

Kent County Department of Planning, Housing, and Zoning 
 

PRELIMINARY STAFF REPORT 
 
TO:  Kent County Planning Commission 
FROM:  Carla Gerber, Deputy Director 
SUBJECT: Mervin L. Lapp - Major Subdivision – 1 lot 
DATE:  September 30, 2021 
 
Description of Proposal 
  
Mervin Lapp requests preliminary approval for a major subdivision of his 45.724-acre parcel into two lots. The 
lot with the existing farmstead will be 17.559 acres; the remainder will be 28.165 acres. The property is located 
on Coopers Lane, near the intersection with Still Pond Creek Road. It is in the Third Election District and is zoned 
Rural Residential (RR).   
 
History 
 
Mr. Lapp subdivided four lots on Still Pond Creek Road in 1986 and 1987. In 1990, he subdivided a 1.39-acre lot 
from the center of the farm. In 2001, Lots 2 and 3 were resubdivided.  All lots are considered part of Cheerful 
Echoes, Section One.  
 
Relevant Issues 
 
I. Density, Area, Height, Width, and Yard Requirements 
 
A.  Applicable Law: Article V, Section 4.5 of the Kent County Land Use Ordinance establishes the area, density, 

and width requirements for development in Rural Residential as follows: 
 

Density    1 dwelling unit 3 per acres 
Minimum Lot Size   ¾ acre  
Minimum Lot width  75 feet 
Minimum Yard   

Front   35 feet 
Side    10 feet 
Rear   30 feet 

 
B. Staff Comments: The proposed lot meets the minimum requirements.   
 
II.  General Standards 
 
A. Applicable Law: Article V, Section 4.6 sets forth the general standards:   

Major subdivisions shall include 40% of the adjusted tract acreage in open space unless all of the parcels 
are 10 acres or more in size….When all of the parcels in the subdivision exceed 10 acres in size, the 
developer shall pay a fee of $250.00 for each lot in lieu of providing land for recreational purposes. 
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B. Staff Comments: The applicants will need to submit the open space fee of $250 before final approval.   
 
III.  Environmental Standards 
 
A. Applicable Law: Article V, Section 4.7 sets forth environmental standards for the Rural Residential District. 

These standards address species protection, buffers, habitat protection, forest conservation, and water 
quality.  

 
B. Staff Comments: Forest conservation will need to be addressed before final approval. If all existing forest 

is deed restricted, then the applicant will not need to prepare a Forest Stand Delineation or Forest 
Conservation Plan.  There will be no land disturbance as a result of this subdivision; however, stormwater 
management will be required when additional development is proposed.  

 
IV.  Subdivision Design Standards 
 
A. Applicable Law: Article V, Section 4.8 sets forth design standards for the Rural Residential District. These 

standards address the physical appearance of the proposal. 
 

B. Staff Comments:  Street trees are required for all subdivisions. Mr. Lapp has already planted trees along 
the property line and at each driveway entrance. There are no new entrances or roads proposed and the 
farm abuts a public road. 

 
V. Subdivision 
 
A. Comprehensive Plan: One of the guiding principles of this Comprehensive Plan is to encourage growth to 

occur in and around these existing towns, villages and neighborhoods thereby preserving our otherwise 
rural character, agricultural lands, and environment.  (Page 21) 

 
B. Applicable Law: Article VI, Section 6.3.B.15 sets forth that the Planning Commission shall prepare findings 

of fact concerning the reasonable fulfillment of the objectives listed below.  
a. Conformance with the Comprehensive Plan and, where applicable, the Village Master Plan. 
b. Conformance with the provisions of all applicable rules and regulations of county, state, and 

federal agencies. 
c. Convenience and safety of both vehicular and pedestrian movement within the site and in relation 

to adjoining ways and properties. 
d. Reasonable demands placed on public services and infrastructure. 
e. Adequacy of methods for sewage and refuse disposal, and the protection from pollution of both 

surface waters and groundwater. This includes minimizing soil erosion both during and after 
construction.  

f. Minimizing the area over which existing vegetation is to be removed. Where tree removal is 
required, special attention shall be given to planting of replacement trees. 

g. The applicant’s efforts to integrate the proposed development into the existing landscape through 
design features such as vegetative buffers, roadside plantings, and the retention of open space 
and agricultural land. 

 
C. Staff comments: The application is consistent with the Comprehensive Plan. The property is located within 

a Tier III area of the adopted Growth Tier Map. Tier III areas include Rural Villages as designated under the 
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Priority Preservation Area Act, Neighborhood Development Areas, and undeveloped tracts of land 
adjacent to developed areas. Final review will require a public hearing and approval via resolution. 

 
 The applicant has submitted a letter from the Kent County Sheriff’s Office stating that the subdivision will 

have “no financial impact to the existing county funds allocated” for services. Letters are still needed from 
the Board of Education and Department of Emergency Services.  

 
 No new roads or entrances are proposed. There should be no change to traffic patterns, and existing roads 

are capable of handling the traffic generated by the existing dwelling. The Health Department has 
approved the application. Roadside trees and other landscaping were planted prior to this request and is 
adequate to meet the standards of the Ordinance. The property will continue to be used in the same 
manner as Mr. Lapp has used it. Staff would like to note, however, that if the new owner wishes to use 
the barn for the raising of livestock or fowl then a special exception may be required.  

 
Staff Recommendation: Staff recommends granting preliminary approval contingent upon paying the open space 
fee, addressing forest conservation, and providing the additional letters as to demands on public services. 
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Kent County Department of Planning, Housing, and Zoning 
 
To:  Kent County Planning Commission 
From: Carla Gerber, Deputy Director  
Meeting:  October 7, 2021  
Subject:  Cliff Road Properties, LLC – Great Oak Manor 
 Preliminary Site Plan Review – Cottages  
 
EXECUTIVE SUMMARY 
 
Request by Applicant  
The applicant is proposing improvements to expand and enhance their existing county inn use. In August, they 
were granted final approval to create a stable base for a designated tent area. They are now seeking preliminary 
approval to construct two, free-standing cottages, which will have two guest rooms per cottage, associated 
pedestrian walkways, and expansion of the guest parking area.  
 
Public Process 
Per Maryland State Law and Article VI, Section 5 of the Kent County Land Use Ordinance the Planning Commission 
shall review and approve Major Site Plans.  
 
Summary of Staff Report  
The 8.515- acre property, located at 10568 Cliff Road, is zoned Critical Area Residential and fronts onto the 
Chesapeake Bay. The surrounding area is a mix residential, agricultural, and marine uses. The proposed 
improvements are an expansion of an existing permitted use. The proposal complies with the lot coverage limits 
and a Major Buffer Enhancement Plan has been submitted. A citizen participation meeting was held on December 
10, 2020. 
 
Staff Recommendation 
Staff recommends granting preliminary approval of the proposed cottages. 
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PRELIMINARY STAFF REPORT 
 
To: Kent County Planning Commission 
From: Carla Gerber, Deputy Director 
Subject: 20-41, Cliff Road Properties, LLC (Great Oak Manor)  
 Preliminary Site Plan Review – Cottages, walkways, expanded guest room parking 
Date: October 1, 2021 
 
Description of Proposal 
The applicants are proposing two, free-standing cottages, which will increase the number of available guest rooms 
to the maximum fifteen rooms permitted for country inns. Each cottage will have two guest rooms and a common 
area separating the rooms. Great Oak Manor currently has thirteen guest rooms. Two rooms will be taken out of 
service in the Manor House once the cottages are built. Associated pedestrian walkways connecting the cottages 
to the Manor House and an expansion of the guest parking area are also included in the application.  
 
Great Oak Manor’s 8.515-acre property is zoned Critical Area Residential (CAR) and is located at 10568 Cliff Road 
adjacent to the Chesapeake Bay. Great Oak Estates and Great Oak Landing Marina are to the south and additional 
residential uses are to the north. The property is currently improved with a 3-story dwelling known as the “Manor 
House” and a detached garage. The surrounding area is characterized by residential development, agricultural, 
and marine uses. A permanent base area for erecting tents was approved in August. 
 
History 
 
In July 1984, the Kent County Board of Appeals approved Country Inn Special Exception Case No. 394. In 
September 2017, the Board of Appeals approved an amendment to the special exception to replace the original 
conditions with conditions that are consistent with the current requirements for country inns in the Land Use 
Ordinance.   
 
In 2018, Cliff Road Properties, LLC, submitted a zoning text amendment to amend Article VII, Section 7.16.f of the 
Kent County Land Use Ordinance (Country Inn Special Exception Use) to remove the provision that set forth the 
limitation on extension or enlargement of structures which existed as of August 1, 1989 and replace it with a 
requirement which addresses consistency of features and character of any extension or enlargement of principal 
and accessory structures that existed prior to August 1, 1989. The text amendment was adopted in March 2019. 
 
In August 2021, the Planning Commission granted final approval of the tent area with the following conditions:  
 

1. Acceptance of required letters of credit by the County Commissioners of Kent County. 
 

2. Outdoor event music (live or otherwise) will be shut off at 10:00pm. A Great Oak Manor employee will be 
on-site during all special events at Great Oak Manor and will be reachable by phone or text should there be 
any need to contact someone. 

 

3. Great Oak Manor will monitor and comply with all future County and State noise ordinances. The applicant 
shall monitor noise levels at events with equipment that is capable of recording decibel levels. 

 

4. Once the tent platform area is constructed, all noise-generating outdoor events shall be held in this location. 
Speakers and musicians shall project in a southeasterly to southwesterly direction at all times. Sound 
equipment will be situated adjacent to the Manor House in a best effort to have the building act as a partial 
noise barrier. 
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5. Evergreen shrubs will be planted along the Great Oak Manor property line to block car lights from impacting 

neighboring properties. 
 

6. Any lighting installed will be low level or landscape lighting. No flood lights or overhead 
lighting will be utilized. 

 
Relevant Issues 
 
I. Uses 

A. Comprehensive Plan: “Retain and promote existing businesses and assist in their growth.” (page 8) 
 
B. Applicable Law: Article VII, Section 7.16 of the Kent County Land Use Ordinance permits Country Inns as a 

special exception in the Critical Area Residential District. 
 
C. Staff and TAC Comments: A country inn has been operating on this site since 1984. The proposed cottages 

allow the inn to offer guest suites with a little more privacy than individual rooms in the Manor House. The 
cottages will be located towards the cliff, but outside of the buffer. Once the cottages are constructed, two 
rooms will be removed from service in the Manor House, and the total number of rooms will be fifteen.  

 
Since January, the design has been refined and building elevations are included in the packet, as well as 
pictures of the existing Manor House and detached garage. The designs currently have stone and board and 
batten siding. According to the architect, the stone was chosen to make the buildings look older than the 
Manor House and not interfere with the brick, Georgian Manor House. The Planning Commission will need 
to determine if the proposed elevations “maintain features and character that are consistent with the 
structures that existed as of August 1, 1989." 

 
II. Density, Area, Height, Width and Yard Requirements 

A. Applicable Law: Article V, Section 5.5 of the Kent County Land Use Ordinance   
 requires the minimum yard: 

   Front  50 ft  
   Side  15 ft 
   Rear  30 ft 
   Waterfront Minimum 100 ft buffer 
 

B. Staff and TAC Comments: The cottages meet the setback requirements. 
 
III. District Environmental Standards  
A. Comprehensive Plan: “Encourage comprehensive stormwater management.”     (Page 23) 

 
B. Applicable Law: Article V, Section 5.7 in the Kent County Land Use Ordinance establishes the Critical Area 

Environmental Design Standards, which include stormwater and Critical Area standards. The purpose of 
these standards is to provide for the proper stewardship of the County’s natural resources.  Specifically, it is 
the overall goal of the County to maintain the quality of the County’s ecosystem in the face of continuing 
activity, growth and change.   

 
Article VI, Section 9 of the Kent County Land Use Ordinance sets forth the provisions for Erosion and Sediment 
Control and Section 10, Stormwater Management.  
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C. Staff and TAC Comments: A Buffer Enhancement Plan is required for the increase in lot coverage. The 

mitigation requirement for the cottages, walkways and parking areas is 9,863 square feet. Mitigation consists 
of a mix of canopy and understory trees, large and small shrubs, and grasses. As submitted, the Buffer 
Enhancement Plan does not meet the requirements: only 9,700 square feet of mitigation is proposed and 
there is more than the permitted maximum of 10% for grasses. If the removal of existing vegetation becomes 
necessary, a Critical Area Forest Clearing Plan will be required. 

 
Stormwater and sediment control plans have been submitted for review.  
 
The project does not exceed the lot coverage limit of 15%. The lot coverage with all proposed improvements 
will be 48,098 square feet, which is 12.9% of the total area. 
 

IV. Parking and Loading Requirements 
A. Applicable Law: Article VI, Section 1.3 of the Kent County Land Use Ordinance establishes the parking 

standards. Parking for lodging facilities is 1 space per guest room, plus 1 per employee. 
 

B. Staff and TAC Comments: The parking area associated with the guest rooms will be expanded to have 
fifteen spaces. There are additional parking areas for staff. 

 
V. Site Plan Review 

A. Comprehensive Plan: “Implement thorough design review for new development and major renovations.” 
(Page 33) 
 

B. Applicable Law: Article VI, Section 5.3 of the Kent County Land Use Ordinance establishes site plan review 
procedures. The Planning Commission shall prepare findings of fact concerning the reasonable fulfillment 
of the objectives listed below.  

a. Conformance with the Comprehensive Plan and, where applicable, the Village Master Plan. 
b. Conformance with the provisions of all applicable rules and regulations of county, state, and 

federal agencies. 
c. Convenience and safety of both vehicular and pedestrian movement within the site and in 

relationship to adjoining ways and properties. 
d. Provisions for the off-street loading and unloading of vehicles incidental to the normal operation 

of the establishment, adequate lighting, and internal traffic control. 
e. Reasonable demands placed on public services and infrastructure.   
f. Adequacy of methods for sewage and refuse disposal, and the protection from pollution of both 

surface waters and groundwater.  This includes minimizing soil erosion both during and after 
construction.  

g. Protection of abutting properties and County amenities from any undue disturbance caused by 
excessive or unreasonable noise, smoke, vapors, fumes, dust, odors, glare, stormwater runoff, 
etc. 

h. Minimizing the area over which existing vegetation is to be removed. Where tree removal is 
required, special attention shall be given to planting of replacement trees. 

i. The applicant’s efforts to integrate the proposed development into the existing landscape 
through design features such as vegetative buffers, roadside plantings, and the retention of open 
space and agricultural land. 

j. The applicant’s efforts to design the development to complement and enhance the rural and 
historic nature of the County including incorporating into the project forms and materials that 
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reflect the traditional construction patterns of neighboring communities. 
k. The building setbacks, area, and location of parking, architectural compatibility, signage, and 

landscaping of the development, and how these features harmonize with the surrounding 
townscape and the natural landscape. 

 
C. Staff and TAC Comments:  

• The proposal is consistent with strategies and goals of the Comprehensive Plan. 
• The property is served by private well and septic. A new well was recently installed. Additional 

septic reserve area has been shown on the site plan. 
• Stormwater and sediment control plans have been submitted for review.  
• A Buffer Enhancement Plan has been submitted. A mix of trees, shrubs, and grasses will be planted 

in the buffer. 
• A parking plan has been provided. Sufficient parking is available. 
• A Citizens Participation meeting was held on December 10, 2020. Only one landowner provided 

comments. 
 
Staff Recommendation 
 
Staff recommends granting preliminary approval of the cottages with the following conditions:  
 

1. The final Landscape/Buffer Enhancement Plan be updated to reflect the increase in lot coverage for this 
phase of the project and adjusted so that not more than 10% of the plantings are grasses.  

2. Final approval of the sediment control and stormwater management plans for this phase of the project. 
3. Submission of all required Letters of Credit or proof of other surety for this phase of the project. 
4. Incorporation of any alterations to the building designs, as necessary, following discussion of the proposal. 
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Source: Kent County Department of Planning, Housing, and Zoning. 
Aerial taken Spring 2019. Map prepared December, 2020.

Cliff Road Properties, LLC - Great Oak Manor























Richard M. Longo 
Registered Architect & Engineer 

CEO/Owner of Hillcrest Associates, Inc. 
Established in 1972 

Specializing in Residential Architecture, Site Planning & Engineering 
 
 

Our design philosophy for the cottages was to create small outbuildings to the manor house that 
would, perhaps, feel older than the main house. Therefore, the materials would consist of board 
& baton and stone versus brick. As, at one time, stone was less expensive than brick. The goal 
was to make them appear as if they were there before the Georgian Manor house. 
 
The goal for pavilion was to make it feel as if it was older portion of the estate. That the 
chimneys and fireplace were left and the pavilion was created from them. We did not want to 
interfere with the beautiful look of the Georgian building; therefore, we make it look like it was 
created before rather than after. The pavilion is just another addition to the atmosphere of Great 
Oak Manor by using a permanent structure rather than a tent. 
 
We can achieve a more historic look to these cottages by using minimum amount of brick and 
more stone and board & baton. The connection to the main building will be a mixture of brick 
pillars, fencing and landscaping. 













Possible color schemes 

 

 

 



Kent County Planning Commission                                                                         September 30, 2021  

Chestertown, MD 21620 

Attn: Ms. Carla Gerber 

 

RE: Site Plan Application Great Oak Manor 

 

Dear Planning Commissioners: 

Attached is our letter to the Planning Commission sent August 26, 2021, which we ask be re-

entered into the record for your consideration. 

 

Additionally, the same issues of noise and traffic control arise with the proposed building of guest 

cottages, especially as they are proposed to be built as close as possible to abutting residential 

neighbors.   

Will there be a 10pm cutoff of “after party” activities from these guest cottages?   

How will the Planning Commission ensure that the large common area of each cottage 

will not become an informal third bedroom?  

 How will the Planning Commission ensure that guest rooms in the Manor will be “de-

commissioned”?   

Will the Planning Commission incorporate more of the conditions that are in the wedding 

venue contract into any resolutions? Without a resolution specifying the conditions, just because 

they are included in the contract does not guarantee the conditions must be followed. For 

example, the contract says no on street or shoulder parking, yet, the wedding buses don’t heed 

such limitation.  A photo taken Saturday, September 25, 2021 is attached showing the wedding 

bus using the residential (narrow) section of Cliff Road as its turn around loop making multiple 

passes back and forth. This is just one example of why residential neighbors are frustrated and 

why we are asking for the Planning Commission to ask more questions and include more controls 

in any resolution they might consider. 

 

Thank you again for the opportunity to address the Commission with our concerns. 

Regards, 

 

Bruce and Kathryn Galton 

10626 Cliff Road 

Chestertown, MD 

 

Vita Pickrum 

10590 Cliff Road 

Chestertown, MD 
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Chestertown, MD 21620 

Attn: Ms. Carla Gerber 

 

RE: Site Plan Application Great Oak Manor 

 

Dear Planning Commissioners: 

 

The proposed pavilion is in conflict with the limitation on dining facility 40 guest capacity allowed for a 

Country Inn as set out in Article VII, Section 7.16 c of the Land Use Ordinance.  The proposed pavilion is a 

building specifically designed to serve guests food and drink: it will have tables and chairs, serving stations, 

a bar and permanent restrooms.  It’s a dining facility by any definition.  When the applicant sought a 

Zoning Text Amendment, they were clear that they did not seek to amend the limitation on anything other 

than the building size.   

 

At last month’s Planning Commission hearing, a staff member (apologies, the audio of the hearing was 

difficult to catch the person’s name) offered a view that Country Inns could be viewed as “a campus” and 

the proposed new guest cottages would allow the Applicant to be similar to other Country Inns.  My 

questions for the Commission are; does the language of the Land Use Ordinance support the “campus” 

premise? and, has the Staff prepared a report for the Commission listing which Country Inns have such a 

“campus” and if the detached buildings pre-existed or were approved after August 1989 via site plan 

application? Is the proposal to build new, free standing cottages an extension or enlargement of principal 

or accessory building? I would think these would be important questions for the Commission to consider. 

 

 

Thank you for your consideration and we ask once again that the Planning Commission follow through on 

the responsibility to balance the rights of the Applicant with the rights of the residential taxpayers to live 

without undue nuisances. 

 

 

Bruce and Kathryn Galton 

10626 Cliff Road 

Chestertown, MD 

 



1

Carla Gerber

From: Gina <gsmckendry@comcast.net>
Sent: Thursday, September 30, 2021 7:02 PM
To: Carla Gerber
Subject: Site Plan Application Great Oak Manor

ATTENTION! 
This email originated from an external source. DO NOT CLICK any links or attachments unless you recognize the sender 
and know the content is safe. 
‐ KCIT Helpdesk 
________________________________ 
 
Hello. 
I am writing to let you know that my husband  and I are endorsing the letter written by Bruce and Katy Galton in regards 
to the application of Great Oak Manor. 
 
Please let me know if you need any additional information. 
 
Thank you. 
Brian and Gina McKendry 
 
 
 
Sent from my iPhone 
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Carla Gerber

From: Bronwyn Fry <bfrymail@icloud.com>
Sent: Friday, October 1, 2021 3:10 PM
To: Carla Gerber
Subject: Planning Commission re: Great Oak Manor Cottage site review

ATTENTION!  
This email originated from an external source. DO NOT CLICK any links or attachments unless you recognize 

the sender and know the content is safe. 
- KCIT Helpdesk

Good afternoon to all:  First of all, please forgive the rushed organization of my comments, as they always are on Great 
Oak Manor’s schedule and not always convenient for the public to respond.  My husband is in the hospital waiting for 
me to visit him after a liver biopsy today.  But today is the deadline to submit correspondence to you.  
 
First of all, I continue to support any correspondence submitted by Bruce and Katy Galton, including the most recent 
letter included in the packet for your October meeting.  They live next door to me and we would be affected identically 
by expansion of Cliff Road Properties that is not carefully considered and controlled. 
 
I would ask you to review all the letters submitted for the first scheduling of this site plan review in September, including 
mine that expressed concern about the general nature of the path Mr. Reed is taking to change his property on Cliff 
Road beyond what he led the neighbors on Cliff Road to believe:   
"The neighboring citizens were led to believe that expansion of this type including detached cottages would never be a 
part of the re‐zoning and change to a country inn. Our understanding was that buildings could be enlarged, but not by 
adding separate buildings that were not in existence at the time of it first becoming a public facility in 1984.  Each site or 
zoning approval squeezes just a bit more out of the planning commission by twisting the intentions of zoning restrictions 
intended to protect residential neighborhoods.  There is increasingly too much gray area that is being taken advantage 
of by Cliff Road Properties and their skilled advisors. 
Detached cottages would not have been a vision when this property first changed from a private home to a B&B or 
Country Inn."  The addition of separate cottages is more in line with a “Retreat”, which seems to be where Mr. Reed is 
headed, one baby step at at time.  Perhaps repurposing an existing building into rooms, but not adding buildings that 
were not originally included in the property Mr. Reed converted to a Country Inn. 
 
Until several other previously identified nuisances have been resolved to the satisfaction of the neighboring residential 
property owners on Cliff Road, we do not support any further expansion, especially in seemingly harmless bits and 
pieces that when all put together, are creating even more of a threat to the peaceful tranquility of a rural residential 
neighborhood with a commercial business steadily expanding in our midst. 
 
In your September meeting, our Economic Development and Tourism director, Ms. Jamie Williams, testified that there 
had been no complaints about Special Events and associated noise from music.  This is not so, the community on Cliff 
Road has made multiple complaints in past correspondence with many county departments, with the owners of Great 
Oak Manor, and with the Kent County Sheriff. 
 
One example of a previously identified nuisance that was said to be resolved by Cliff Road Properties is that the full size 
transport buses that deliver guests to weddings are able to enter, unload, and turn around on their own property.  This 
is not so.  On Saturday, September 25th, not one, but two full size buses were struggling to serve the wedding by using 
our single lane privately maintained roads to back onto out of the manor and search for places to turn around and wait 
until the wedding was over, only to repeat the precarious maneuvers on the roads we use.  For any of you familiar with 
our roads, one bus backed out of the Manor driveway and all the way down through the “dip” and up toward the golf 



2

course, where they pulled off and blocked half the road all night until the wedding finished. Alternately, they traveled on 
roads that are after the Manor House entrance all the way out to the end of Cliff to find a place to turn around.  This 
photo was taken between our two properties, 10631 and 10650 Cliff Road.       
                                                                                                                                                                                           o 

 
 
Thus, as I dutifully paid over $13,000 of property taxes to Kent County just yesterday and have been a full time resident 
of Kent County since 1973, please be sure to consider all members of our community when making decisions regarding a 
commercial business operating in our quiet residential community and help us keep it that way. 
Respectfully,  
 
Bronwyn and Ken Fry 
10650 Cliff Road 
Chestertown, MD 
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Carla Gerber

From: Bronwyn Fry <bfrymail@icloud.com>
Sent: Thursday, August 26, 2021 3:08 PM
To: Carla Gerber
Subject: Cliff Road Properties, site plan
Attachments: Kent County Planning Commission                                                                              August 26.pdf

ATTENTION! 
This email originated from an external source. DO NOT CLICK any links or attachments unless you recognize the sender 
and know the content is safe. 
‐ KCIT Helpdesk 
________________________________ 
 
To the Planning Commissioners: 
Is the proposed permanent pavilion intended for use of the 40 guests allowed to dine and be served cocktails at a 
country inn, or is this now to offer drinks, dining, amplified music and extended hours for 100, 200,  or more 
guests?  This will certainly create a permanent nuisance for the neighbors.  The neighboring citizens were led to believe 
that expansion of this type including detached cottages would never be a part of the re‐zoning and change to a country 
inn. Our understanding was that buildings could be enlarged, but not added to. Each site or zoning approval squeezes 
just a bit more out of the planning commission by twisting the intentions of zoning restrictions intended to protect 
residential neighborhoods.  There is increasingly too much gray area that is being taken advantage of by Cliff Road 
Properties and their skilled advisors. 
A pavilion and detached cottages would not have been a vision when this property first changed from a private home to 
a B&B or Country Inn. 
 
Even as things are, intrusions by Manor House guests into our neighborhood are not controlled by the hired 
management.  Last Monday afternoon(8/16), I encountered on the posted private property part of Cliff Road beyond the 
Manor House, a golf cart brimming with a joyful group of four children ages seven and under, with one adult scrunched 
down with feet on the dash, her head buried in cellphone activity.  I was startled to see the seven year old was clearly 
“learning while driving” the Manor House’s golf cart that is loaned to guests.   I could hardly believe what I had seen, and 
turned around to follow them all the way to Great Oak Marina to stop this dangerous activity.  The adult stated that no 
rules had been spelled out to them, so she had no idea the seven year old should not be driving.  Large delivery and 
construction vehicles, farm equipment, and garbage trucks appear often and are not expecting to share the private, 
narrow roads with seven year old drivers.  This photo is a few days later, the same time of day, exactly where I found a 
seven year old driving the loaded golf cart belonging to Great Oak Manor, operated by an ever expanding Cliff Road 
Properties. 
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Please protect our rights for a peaceful and safe community as neighbors of Cliff Road Properties.  I also fully support the 
letter submitted by Bruce and Katy Galton today, 8/26. 
Bronwyn Fry 
Cliff Road, Great Oak 
Chestertown 
 
 

 
 
Sent from my iPhone 
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Carla Gerber

From: Gaye Cox <gaye@gbcox.com>
Sent: Monday, August 30, 2021 3:56 PM
To: Carla Gerber
Subject: Site Plan application for Great Oak Manor

ATTENTION! 
This email originated from an external source. DO NOT CLICK any links or attachments unless you recognize the sender 
and know the content is safe. 
‐ KCIT Helpdesk 
________________________________ 
 
Ms. Gerber, 
 
We, Dennis and Gaye Cox, residing at 10722 Cliff Road, join in the comments and questions raised by the Galton family 
in their submission dated 8/26/21 concerning the expansion/additions to Great Oak Manor. 
 
Regards, 
The Coxes 
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Carla Gerber

From: Thomas S. Neuberger <TSN@NeubergerLaw.com>
Sent: Thursday, August 26, 2021 2:48 PM
To: Carla Gerber
Cc: Stephen J. Neuberger; Judy Neuberger; bcgalton@hotmail.com
Subject: Site Plan application for Great Oak Manor

ATTENTION!  
This email originated from an external source. DO NOT CLICK any links or attachments unless you recognize 

the sender and know the content is safe. 
- KCIT Helpdesk

Ms. Gerber, 
 
The Neuberger family, at 10736 Cliff Road, joins in the comments and questions raised by the Galton family in their 
submission dated 8/26/21. 
 
Thomas S. Neuberger 
 
**************************** 
Thomas S. Neuberger, Esquire 
The Neuberger Firm. P.A. 
Attorneys and Counsellors at Law 
17 Harlech Drive, P.O. Box 4481 
Wilmington, Delaware 19807 
Phone 302‐655‐0582 
Email:  tsn@neubergerlaw.com 
 
CONFIDENTIALITY 
This e‐mail message and any attachments thereto is intended only for use by the addressee(s) named herein and may 
contain legally privileged and/or confidential information. If you are not the intended recipient of this e‐mail message, 
you are hereby notified that any dissemination, distribution or copying of this e‐mail message, and any attachments 
thereto is strictly prohibited. If you have received this e‐mail message in error, please immediately notify me by 
telephone and permanently delete the original and any copies of this email and any prints thereof. 
 
NOT INTENDED AS A SUBSTITUTE FOR A WRITING 
Notwithstanding the Uniform Electronic Transactions Act or the applicability of any other law of similar substance and 
effect, absent an express statement to the contrary hereinabove, this e‐mail message, its contents, and any attachments 
hereto are not intended to represent an offer or acceptance to enter into a contract and are not otherwise intended to 
bind the sender, The Neuberger Firm, P.A., any of its clients, or any other person or entity. 
 
IRS Circular 230 Disclosure: In order to comply with requirements imposed by the Internal Revenue Service, we inform 
you that any U.S. tax advice contained in this communication (including any attachments) is not intended to be used, 
and cannot be used, for the purpose of (i) avoiding penalties under the Internal Revenue Code or (ii) promoting, 
marketing, or recommending to another party any transaction or matter addressed herein. 
 
 



 
 
 

Kent County Department of Planning, Housing, and Zoning 
 
To:  Kent County Planning Commission 
From: Carla Gerber, Deputy Director  
Meeting:  October 7, 2021  
Subject:   Bonnie Plants LLC / Dave Drury 
 21-37: Site Plan – Concept Review 
 21-38: Special Exception – Migrant Labor Camp 
 
EXECUTIVE SUMMARY 
 
Request by Applicant  
The applicant is proposing to construct a 30-foot by 84-foot one-story structure to house up to twenty-four H2A 
guest workers from February through July. 
 
Public Process 
Per Maryland State Law and Article VI, Section 5 of the Kent County Land Use Ordinance the Planning Commission 
shall review and approve Major Site Plans. Per Article VII, the Planning Commission shall make a recommendation 
to the Board of Appeals for the Special Exception.  
 
Summary of Staff Report  
The property is located at 12515 Augustine Herman Highway and is zoned Agricultural Zoning District (AZD) and 
Crossroads Commercial (CC). The dormitory will be located on the rear of the property within the AZD portion.  
The surrounding area is a mix of commercial uses and farmland. The property is currently improved with many 
greenhouses and associated structures which are used to grow herbs and vegetables. The proposal is consistent 
with the Comprehensive Plan and meets the requirements of the Ordinance.  
 
Staff Recommendation 
Staff recommends forwarding a favorable recommendation to the Board of Appeals for the special exception. 
 
 
 
  



21-37 and 21-38, Bonnie Plants: Special Exception and Site Plan Review – 2 
 

PRELIMINARY STAFF REPORT 
 
To: Kent County Planning Commission 
From: Carla Gerber, Deputy Director 
Subject: Bonnie Plants LLC / Dave Drury 
 21-37: Site Plan – Concept Review 
 21-38: Special Exception – Migrant Labor Camp 
Date: October 1, 2021 
 
Description of Proposal 
The applicant is proposing to construct a 30-foot by 84-foot one-story structure to house up to twenty-four H2A 
guest workers from February through July. The dormitory is proposed to have 2 independent units that will house 
up to twelve workers in each unit. Each unit will have three bedrooms, a common area with kitchen, and a large 
bathroom. A mechanical room accessed only from outside will be attached to the front of the building. Guest 
workers are currently housed in rental hotel rooms that are over 45 minutes from the site. 
 
The property is located at 12515 Augustine Herman Highway and is zoned Agricultural Zoning District (AZD) and 
Crossroads Commercial (CC). The dormitory will be located on the rear of the property within the AZD portion.  
The surrounding area is a mix of commercial uses and farmland. The property is currently improved with many 
greenhouses and associated structures which are used to grow herbs and vegetables. 
 
Relevant Issues 
 

I. SPECIAL EXCEPTION GENERAL REVIEW CRITERIA 
 

A. Comprehensive Plan: "Retain and promote existing businesses and assist in their growth." Page 8 
“Promote and support the agricultural industry and secure its future in the County.” Page 17 

 
B. Applicable Law: Article VII, Section 7 of the Kent County Land Use Ordinance allows migrant labor camps 

in AZD as a special exception. Article VII, Section 2 sets forth the standards applicable to all special 
exceptions as follows: 

 
The Board shall make findings on the following where appropriate: 
 
1. The nature of the proposed site, including its size and shape and the proposed size, shape, and 

arrangement of structures; 
2. Traffic Patterns; 
3. Nature of surrounding area; 
4. Proximity of dwellings, houses of worship, schools, public structures, and other places of public 

gathering; 
5. The impact of the development or project on community facilities and services; 
6. Preservation of cultural and historic landmarks, significant natural features and trees; 
7. Probable effect of noise, vibration, smoke and particulate matter, toxic matter, odor, fire or 

explosion hazards, or glare upon surrounding properties; 
8. The purpose and intent of this Ordinance as set forth in Article II; 
9. Design, environmental, and other standards of this Ordinance as set forth in Article V; 
10. The most appropriate use of land and structure; 
11. Conservation of property values; 
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12. The proposed development's impact on water quality; 
13. Impact on fish, wildlife and plant habitat, 
14. Consistency with the Comprehensive Plan, Land Use Ordinance, and where applicable the Village 

Master Plan; 
15. Consistency with the Critical Area Program; and 
16. Compatibility with existing and planned land use as described in the Comprehensive Plan, Land 

Use Ordinance, and where applicable the Village Master Plan. 
 

C. Staff Comments: The proposed dormitory will be located on the rear of the irregularly shaped parcel and 
should not be visible from Augustine Herman Highway. There should be no change to the traffic patterns. 
The nature of the surrounding area is agricultural in character. The property is adjacent to Molly’s and 
Binkley & Hurst equipment dealer. The closest house of worship is Shrewsbury Parish Episcopal Church. 
There will be minimal grading and no clearing of trees. The proposal is consistent with the Comprehensive 
Plan.  

 
Staff recommends approval of the special exception.  
 
 
III. Site Plan Review 

A. Comprehensive Plan: “Implement thorough design review for new development and major renovations.” 
(Page 33) 
 

B. Applicable Law: Article VI, Section 5.3 of the Kent County Land Use Ordinance establishes site plan review 
procedures. The Planning Commission shall prepare findings of fact concerning the reasonable fulfillment 
of the objectives listed below.  

a. Conformance with the Comprehensive Plan and, where applicable, the Village Master Plan. 
b. Conformance with the provisions of all applicable rules and regulations of county, state, and 

federal agencies. 
c. Convenience and safety of both vehicular and pedestrian movement within the site and in 

relationship to adjoining ways and properties. 
d. Provisions for the off-street loading and unloading of vehicles incidental to the normal operation 

of the establishment, adequate lighting, and internal traffic control. 
e. Reasonable demands placed on public services and infrastructure.   
f. Adequacy of methods for sewage and refuse disposal, and the protection from pollution of both 

surface waters and groundwater.  This includes minimizing soil erosion both during and after 
construction.  

g. Protection of abutting properties and County amenities from any undue disturbance caused by 
excessive or unreasonable noise, smoke, vapors, fumes, dust, odors, glare, stormwater runoff, 
etc. 

h. Minimizing the area over which existing vegetation is to be removed. Where tree removal is 
required, special attention shall be given to planting of replacement trees. 

i. The applicant’s efforts to integrate the proposed development into the existing landscape 
through design features such as vegetative buffers, roadside plantings, and the retention of open 
space and agricultural land. 

j. The applicant’s efforts to design the development to complement and enhance the rural and 
historic nature of the County including incorporating into the project forms and materials that 
reflect the traditional construction patterns of neighboring communities. 

k. The building setbacks, area, and location of parking, architectural compatibility, signage, and 
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landscaping of the development, and how these features harmonize with the surrounding 
townscape and the natural landscape. 

 
C. Staff and TAC Comments:  

• The proposal is consistent with strategies and goals of the Comprehensive Plan. 
• The property is served by private well and septic. The Health Department is currently reviewing 

the project to determine necessary improvements to the septic system. 
• Stormwater management and sediment control plans will need to be submitted and approved 

prior to final approval.  
• The proposed building will be located approximately 70 feet from the closest property line. 
• The proposed building will meet all Federal Department of Labor standards for H2A workers. 
• There are no proposed changes to site access. 
• “Agricultural activities, not resulting in a change in land use category, including agricultural 

support buildings” are exempt from Forest Conservation if a Declaration of Intent is filed with the 
Planning Department. 

• The applicant has 2 vans and provides transportation for guest workers. Individual cars for 
workers will not be parked onsite.  

• A Citizen Participation letter was sent to neighboring properties.  
 
Staff Recommendation 
 
Staff recommends that a landscape berm be planted along the western property line. Although the neighboring 
parcel has planted a screen along their property line, the applicant should plant a screen as well.  
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Aerial taken Spring 2019. Map prepared October 2021.
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