
  CECIL COUNTY PLANNING COMMISSION 
Meeting Minutes 
16 January 2007 

 
Present: Joyce Bowlsbey; Bill Mortimer; Josh Brown; Pat Doordan; Clay McDowell, Bob 

Knutsen; Rebecca Demmler; Tim Whittie; Mark Woodhull; Tony Di Giacomo; Clara 
Campbell; Joe Moore; Eric Sennstrom; Jennifer Bakeoven; Paula, Court Reporter. 

 
Absent:  Mark Clark. 
 
Call to Order: Chairman Brown called the meeting to order at 12:00 pm. 
 
Approval of the minutes: A motion was made by Mr. Doordan and seconded by Mr. Mortimer.  
 
 
1.  Lands of Montgomery-Cecil Limited Partnership, Lots 1-148, Concept Plat Extension, Marley 
& Meadow Hall Roads, Northern Bay Land Planning, Engineering and Surveying, Corp., Fifth 
Election District. 
 
Tom and Barry Montgomery appeared and presented an overview of the project.  This projects 
Concept Plat was first approved in 2002.  They have been granted Concept Plat extensions every 
year there after.  Tom Montgomery explained the reason behind the requests for the extensions are 
based on the pump station on MD Rte. 40 not being complete.   
Mr. Mortimer asked Mr. Montgomery if the delay in the pump station is caused by the county.  Mr. 
Montgomery said he believes it is the county’s delay.  Mr. Mortimer asked what Montgomery 
Brothers has been told in relation to the completion of the pump station.  Tom Montgomery said for 
the last four years he has been told by the county the pump station will be completed soon.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
This proposal was found to be in compliance with §3.8 regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  DR 
 
Density:  The DR zone permits a maximum base density of 1 du/ 1 ac., or 4/1 with community 
facilities.   
 
The Concept Plat, proposing 148 lots on 148.89 acres, for a proposed density of 1/1.01, was 
approved by the Planning Commission on 3/18/02, conditioned on: 

1) A Traffic Impact Study, including a signal warrant analysis for the Marley Road/ US 40 
intersection, being complete prior to TAC review of the Preliminary Plat; 

2) Road names being approved by the County’s 911 Emergency Center prior to Planning 
Commission review of the Preliminary Plat; 

3) Intermittent and perennial stream labeling and buffers being made consistent with the USGS 
Quad maps, and all intermittent streams being shown; 

4) The JD being completed prior to Planning Commission review of the Preliminary Plat; and 
5) Verification being received from MDE that the SuperFund site on the east side of Marley 

Road will not have adverse impacts on the proposed wells. 
 



§4.0.9 of the Subdivision Regulations provides that Concept Plats shall be valid for two years from 
date of approval.   
 
Therefore, a one year extension of Concept Plat approval (which was set to expire on 3/18/04) was 
granted on 1/22/04, and subsequent extensions were granted on 1/18/05 and 1/17/06, extending the 
Concept Plat’s validity until 1/17/07. 
 
At issue today is solely the question of granting an extension of the Concept Plat approval. 
 
Should the Planning Commission grant another extension, it will be valid until 1/16/08.  At that 
time, if necessary, the applicant may again request a subsequent one-year extension of Concept Plat 
approval.  
 
§4.0.10 of the Subdivision Regulations stipulates, “The Planning Commission may, at their regular 
monthly meeting, grant an extension of the density approval of a Concept Plat for one (1) year upon 
application of the developer.  In connection with such request, the Commission shall consider the 
following: 

a) Change in the zoning classification of the property. 
b) Change in the Zoning Ordinance. 
c) Change in the Subdivision Regulations. 
d) Change in the Comprehensive Plan. 
e) Change in the Critical Area designation of the property. 
f) Change in the Critical Area Program. 
g) Change in the Forest Conservation Regulations.” 

The zoning classification has not changed, the property is not in the Critical Area, and minor 
amendments to the Comprehensive Plan, the Zoning Ordinance, and the Subdivision Regulations 
have no impact upon the approved Concept Plat, and no relevance to its extension.  
 
’02 School information: Elementary  Middle   High School 
    Leeds   North East  North East 
FTE    415   792   980 
Capacity   354   813   1061 
% Utilization   117%   97%   92% 
 
’04 School information: Elementary  Middle   High School 
    Leeds   North East  North East 
FTE    428   818   1030 
Capacity   354   770   995 
% Utilization   121%   106%   104% 
 
’05 School information: Elementary  Middle   High School 
    Leeds   North East  North East 
FTE    400   851   1151 
Capacity   374   721   1104 
% Utilization   107%   118%   104% 
 
School information:  Elementary  Middle   High School 
    Leeds   North East  North East 
FTE    385   826   1110 
Capacity   364   712   1009 
% Utilization   106%   116%   110% 
 
 



 
Mr. Woodhull, DPW remarked on the comments concerning the pump station on Rte. 40.  Mr. 
Woodhull said Mr. Montgomery is planning on piggy backing off of the work proposed to be done 
by another developer in the upgrade of the Rt. 40 pump station.  That developer has not completed 
the requirements for upgrading the station at this time.  It is not the county that is holding up the 
pump station upgrade, it is the developer. 
Mr. Woodhull read the comments of the department: 
The Department of Public Works has no opposition to the Planning Commission extending approval 
of this concept plat.  The following comments apply.  They will be included in the minutes but not 
be read at this time.        
1. A SWM plan; Road and Storm Drain plan; Sanitary Sewer Plan; and a Mass and Final Grading 

plan must be approved by the CCDPW prior to submittal for Final Plat Approval.   
2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 

A. (5) of the county’s SWM Ordinance.   
3. If storm water discharge is directed off of the site on to adjacent properties it is the responsibility 

of the Developer to obtain appropriate easements from the owners of the affected properties per 
Section 251-13 of the Cecil County Stormwater Management Ordinance. 

4. The 20’ wide access, between Lots 99 & 100 serving the SWM facility adjacent to Lots 100-109 
may need to be wider if it is also used for conveyance of storm water.  

5. Re-submit the sight distance measurements for the proposed entrance locations prior to 
preliminary plat review by the TAC.  Vegetative clearing will likely be necessary at both 
entrances.  A knoll exists approximately 200’ north of the southern entrance; this will likely have 
to be removed by the developer.  Similarly, there is a knoll some half mile south of the southern 
entrance that will become increasingly of concern with the significant added traffic on Marley 
Road and the Applicant’s Engineer must address it with a recommended solution.   

6. Section 3.07.15 of the Road Code requires that Marley Road be upgraded to a Minor Collector 
Road or equivalent standard for 100’ either side of the proposed entrance locations.  As Marley 
road has just been repaved the Department will identify 200’ of road improvements on an 
adjacent road.  

7. The design engineer must address the requirement for minimum acceleration, deceleration, and 
bypass lanes.  Any right-of-way acquisition necessary shall be performed by the applicant and at 
the applicant’s expense.  The developer must make a legitimate good faith effort to obtain all 
ROW required to accomplish these improvements.  This effort must conform to Section 3.07.15 
of the Road Code Guidance Manual.  The applicant may seek a variance to these requirements if 
after these efforts the applicant is unable to obtain the necessary ROW. 

8. The addition of 148 homes to Marley Road (95% of which will likely access the Route 40 
intersection) will add an estimated 1480 daily trip ends to Marley Road.  As such, a Protocol 3 
offsite road condition survey and improvements plan of Marley Road from the northern 
subdivision entrance to Route 40 is required prior to preliminary plat submittal to the TAC.  
Applicant’s engineer is encouraged to meet with the Department prior to preparing any road 
condition survey to establish an appropriate scope.  

9. The proposed cul-de-sacs are in non-compliance with Standard Detail R-14 of the Road Code 
(bulb diameter).  

10. Closed section road design is required per Section 2.07 of the Road Code.  If open section street 
design is proposed, a substantiated Road Code variance request must be presented by the 
applicant. 

11. Any applicable Road Code Variances must be requested prior to submittal for Preliminary Plat 
approval.   

12. Per the Department’s September 1, 2006 Memorandum the minimum pavement width is 30’ for 
minor roads and 36’ for minor collector roads when lot sizes are > 10,000sf <30,000sf. 



13. Geo-technical analysis of all road crossings of wetlands/streams, to determine suitability of the 
sub-base to support a county road, is required.  This analysis must be included in the road & 
storm drain design submittal. 

14. If construction of this development is phased, the Department strongly recommends that the 
Planning Commission require the applicant to obtain the stream crossing permitting during the 
first phase to ensure that the connectivity will be achieved. 

15.  The minimum horizontal curvature radius for a Minor Road is 200’. 
16. All lots with access to a cul-de-sac street must be denied access to the main street; these include 

Lots 11, 21, 25, 41, 33, 77, and 93.   
17. Deny access to Lot 148 except for the northern 30’ of frontage.  Deny lot 72 on curved portion of 

frontage.  Deny Lot 17 for Meadow Hall Road.   
18. All driveways must be paved at least to the right of way.  The driveway paving must be complete 

for all lots at the time when the surface course for the internal roads is installed.  This 
requirement includes any vacant but platted lots.  Any driveway exceeding 5% up-gradient-slope 
form the roadway must be paved to the crest.  If the development is phased these requirements 
will apply to each phase when 80% of the lots are built-out.  All of these requirements must be 
reflected on the Lot Grading Plan. 

19. Where determined necessary by the utility companies, the owner, the designer, or DPW, utilities 
poles must be relocated at the Owner’s expense.   

20. Limits of fee simple ownership must be determined by the applicant for the two proposed 
entrances and dedication language must be added.   

21. A school bus turnaround must be provided during the first phase of development.   
22. If sidewalks are required by the Planning Commission, the Final Plats should include a note 

indicating that sidewalks maintenance will be required of the adjacent property owner, as 
required by the Cecil County Road Code.   

23. In TAC, the Department required that the loop road connecting the two proposed entrances 
continue as a Minor Collector Standard throughout.  Upon further evaluation, it may be 
permissible to transition from a 60’ ROW to a 50’ ROW at the western limit of Lot 93 and the 
western limit of Lot 21, with a 50’ transition in pavement width.  The applicant must address this 
in a substantiated Road Code Waiver request.   

24. All lots proposed to access the internal minor collector subdivision streets must have provisions 
for on lot driveway turn-arounds on the final lot grading plans.  Minor Collector streets are not 
intended to serve as primary access to abutting lots.   

25. A Sanitary Sewer submittal must be approved by the DPW for the sewer improvements prior to 
submittal for Final Plat Approval.   

26. Sewer capacity is not available at this time.  The applicant must demonstrate that sufficient 
build-out capacity exists for the existing gravity sewer line along Route 40 (including 
consideration of other proposed projects) and the Route 40 SPS must be upgraded before sewer 
allocation can be made for this and other similar projects along the corridor.  

27. An Inspection and Maintenance Agreement will be required for the SWM facilities. 
28. A PWA will be required for internal streets, stormdrains, sanitary sewers, and any private utility 

improvements. 
 
 
Mr. Mortimer read the comments of the Health Department.  See attached. 
 
Mrs. Bowlsbey asked Mr. Woodhull to elaborate on the pump station delay.  Mr. Woodhull said the 
Mews at North East had reached an agreement to upgrade the pump station so as to get the sewer 
capacity for their development.  As of now, they have not completed the upgrade.  Mr. Whittie said 
they are waiting for Mr. Crouse to start construction.  Chairman Brown asked if it will be completed 
this year.  Mr. Whittie said he believes it will be completed this year. 
 



Chairman Brown stated to the public that in the case of an extension for a Concept Plat there are 
seven (7) specific criteria which the Planning Commission is bound to consider.  He asked that the 
public make their comments reference those specific criteria’s.   
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendation of the staff: 
Granting of a One-Year Extension of Concept Plat Approval.  
 
A motion for the granting of a one year extension was made by Mr. Doordan. 
The motion was seconded by Mr. Mortimer. 
All approved.  Motion carried. 
 
Barry Montgomery asked the Planning Commission members about the Concept and Preliminary 
approvals that were given out in the NAR zones in regards to the requirements that have changed.  
Discussion ensued. 
 
 
2.  Pines of Cherry Hill, Section 2, Lots 57-88, Final Plat, Cherry Hill and Molitor Roads, 
Thompson & McCord Associates, LLC, Third Election District. 
 
John Mascari with Fairhill Engineering, Michael Davitt, developer and Victor Ochang, Traffic 
Consultant appeared and presented the overview of the project.  Mr. Mascari stated that Section 2 
would create an additional 32 single family lots.  Currently, Section 1 is under construction.  There 
are 24 additional lots that will, at a later time, come back for final approval.  The subject of water 
allocation was a previous issue that was brought up at an earlier stage.  To address those issues, Mr. 
Mascari stated that this project has been reviewed by MDE for their water allocation.  Ceco Utilities 
is providing the water for this project.  MDE has shown that under the existing capacity of their 
system and their existing water appropriation permits that the additional 32 lots are within the 
capacity of the existing system.  The system is capable of producing more water and because of that 
additional water appropriation permit applications have been submitted in order to serve the 
remainder of this development.  Sewer allocation has been issued through Cecil County.  At the last 
Planning Commission meeting that involved the Pines of Cherry Hill, there was a request for a TIS 
to be performed prior to any further review by the Planning Commission.  A TIS was performed and 
an overview of the study was given by Mr. Victor Ochang.  The study showed a minimal effect on 
the surrounding roads. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
This project was in compliance with §3.8 regarding public notification signs.   
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  VR (Village Residential)  
 
 
The Concept Plat for the Pines at Cherry Hill, at a density of 2.4/1, with 90 lots1 on 37.6 acres with 
38% common open space, was on approved 12/18/00, conditioned on: 
                                                 
1 Previously, the Concept Plat, then proposing 121 lots, was withdrawn from the 11/20/00 Planning Commission agenda.  
That reduction of 31 proposed lots meant that the completion of a TIS would no longer automatically be a condition of 
Concept Plat approval.  The TIS requirement, subsequently rendered moot by the 21-lot reduction, was cited at the 
10/4/00 TAC review. 



1) The Preliminary Forest Conservation Plan (PFCP) being approved prior to Planning 
Commission review of the Preliminary Plat; 

2) The final Forest Conservation Plan (FCP) being approved prior to Planning Commission 
review of the Final Plat; 

3) The Landscape Plan, including street trees and bufferyards from roads, adjacent SR-zoned 
properties, and any properties in ag use, being approved prior to Planning Commission 
review of the Final Plat; 

4) No street trees being planted within 20 of sewer laterals and cleanouts; 
5) Confirmation of sewer allocation being received from the Cecil County DPW prior to Final 

Plat review by the Planning Commission; 
6) Confirmation of water allocation being received from the Ceco Utilities prior to Final Plat 

review by the Planning Commission; 
7) MDE verifying that Ceco Utilities has adequate capacity to serve these lots prior to Final Plat 

review by the Planning Commission; 
8) MDE verifying that the GAP is adequate to serve these lots prior to Final Plat review by the 

Planning Commission; 
9) Plans for the extension of water facilities demonstrating the ability to provide and maintain 

adequate quality and pressure, and being verified by MDE and the Cecil County Department 
of Public Works prior to Final Plat review by the Planning Commission; 

10) A Homeowners’ Association for maintenance of common open space being established with 
$50 per recorded lot placed in escrow for improvements prior to recordation; 

11) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 
(FRAs) being recorded and noted on the plat prior to recordation.  The metes and bounds 
description of the FRA must be shown on the record plat; 

12) The woodline on the FCP matching the woodline on the Preliminary Plat presented for TAC 
review; 

13) The gazebo and tennis courts being included in the Public Works Agreement; 
14) A jurisdictional determination being done prior to Planning Commission review of the 

Preliminary Plat; and  
15) The Maryland Department of the Environment being urged to carefully consider the impact 

on existing wells in their review of the Groundwater Appropriation Permit.  
 

The Preliminary Plat was approved by the Planning Commission on 3/19/01, conditioned on: 
1) That Health Department requirements be met; 
2) That DPW requirements be met; 
3) The final Forest Conservation Plan (FCP) being approved prior to Planning Commission 

review of the Final Plat; 
4) The Landscape Plan, including street trees and bufferyards from roads, adjacent SR-zoned 

properties, and any properties in ag use, being approved prior to Planning Commission 
review of the Final Plat; 

5) No street trees being planted within 20 of sewer laterals and cleanouts; 
6) Confirmation of sewer allocation being received from the Cecil County DPW prior to Final 

Plat review by the Planning Commission; 
7) Note # 11 indicating that it is Cecil County sewerage service being proposed;  
8) Confirmation of water allocation being received from the Ceco Utilities prior to Final Plat 

review by the Planning Commission; 
9) MDE verifying that Ceco Utilities has adequate capacity to serve these lots prior to Final Plat 

review by the Planning Commission; 
10) MDE verifying that the GAP is adequate to serve these lots prior to Final Plat review by the 

Planning Commission; 



11) Plans for the extension of water facilities demonstrating the ability to provide and maintain 
adequate quality and pressure, and being verified by MDE and the Cecil County Department 
of Public Works prior to Final Plat review by the Planning Commission; 

12) A Homeowners’ Association for maintenance of common open space being established with 
$50 per recorded lot placed in escrow for improvements prior to recordation; 

13) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 
(FRAs) being recorded and noted on the plat prior to recordation.  The metes and bounds 
description of the FRA must be shown on the record plat; 

14) The gazebo and tennis courts being included in the Public Works Agreement; 
15) The rear lot lines for Lots 45 and 46 being modified to accommodate preservation of the 

specimen trees.  Further, the developer is encouraged to provide a variety of housing models 
to avoid the appearance of identical subdivision types. 

 
The Planning Commission granted 1-year extensions of Preliminary Plat approval on 2/24/03, 
1/22/04, 1/18/05, and 1/17/062 – extending Preliminary Plat validity until 1/17/07.  Those extensions 
were necessitated by the logistics of implementation and approval of water and sewer infrastructure.  
 
The Phase 1 Final Plat was approved on 10/17/05, and it was signed on 4/25/06, thereby extending 
Preliminary Plat validity until 4/25/08, per §4.1.17.   
 
In a letter dated 4/20/06, MDE verified that Ceco Utilities has adequate capacity to serve 32 
additional lots.    
 
The water infrastructure facilities were approved in a separate site plan, on 12/2/04. 
 
The approved Concept Plat proposed 38% common open space, or 14.288 acres. Section 1 recorded 
9.82 acres3 of common space, and this Section 2 Final Plat proposes 1.12 acres, leaving a balance 
due of 3.348 acres of common open space.  
 
The Section 1 Record Plat refers to this area as “Section 3.”   It shows “Section 2” to be located in 
the area of Brittany Court.4 
          
The index sheet must add the word “Court” to “Brittany” on the schematic layout.  
 
Because of the proximity to MD 213 and the Lanzi Roundabout, SHA has requested copies of the 
Traffic Impact Study (TIS) that was performed as a condition of the extension of the Preliminary 
Plat approval. 
 
Sidewalks are recommended on both sides of all internal streets.   
 
Rows of street trees are required, outside the right-of-way, along both sides of all internal roads.  In 
areas with community facilities, no street trees shall be planted within 20 feet of sewer laterals and 
cleanouts.  
 
The Forest Stand Delineation (FSD) was approved 10/19/00, with an extension on 10/18/05.   
 
The PFCP was approved on 2/16/01. 
 

                                                 
2 A condition of extension was that a Traffic Impact Study (TIS) be completed. 
3 In its review, staff discovered an error in the amount of common open space cited on sheet 3 of 5 of the Section 1 
recordation plat.  An aggregate common open space area of 83,057 ft2 was cited as 88,057 ft2.  This typographical error 
resulted in an over-citation of 5,000 ft2 of common open space.  A revised Section 1 record plat must correct that error.   
4 A condition of  Section 1 Final Plat approval was that all subsequent Final and Record Plats be consistent with the Section 1 Record 
Plat. 



The FCP and the Landscape Plan5 were approved on 2/10/04, but the lot numbers and some 
dimension do not match up with the Section 2 Final Plat submitted.  Such discrepancies must be 
rectified prior to the recordation of Section 2.   
  
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the record plat.   
 
The owners of these proposed lots must become members of the Homeowners’ Association that was 
established for maintenance of common open space, with $50 per recorded lot placed in escrow for 
improvements prior to recordation. 
 
Old School information: Elementary  Middle   High School 
    Kenmore  Cherry Hill  Elkton 
FTE    335   529    945 
Capacity   404◄   761   993 
% Utilization   83%   70%    95% 
‘02 School information:  

Elementary  Middle   High School 
    Kenmore  Cherry Hill  Elkton 
FTE    310   527    1006 
Capacity   332◄   761◄   1018◄ 
% Utilization   93%   69%    99% 
‘03 School information:   

Elementary  Middle   High School 
    Kenmore  Cherry Hill  Elkton 
FTE    337   552    1043 
Capacity   332   711◄   941◄ 
% Utilization   102%   78%    111% 
 
School information:  Elementary  Middle   High School 
    Kenmore  Cherry Hill  Elkton 
FTE    276.5   571    1097 
Capacity   275   754    944 
% Utilization   101%   76%    116% 
 
 
Mr. Woodhull, DPW read the comments of the department: 
1. All plans have technical approval and only administrative issues remain outstanding.  The 

Department will not sign the record plat until all required agreements have been executed.   
2. Sanitary Sewer allocation has been granted (1/14/04) for 90 single-family homes. 
3. In regards to the TIS that has been submitted, the Department concurs with the findings. 
 
 
Mr. Mortimer read the comments of the Health Department.  See attached. 
 
                                                 
5 Pursuant to §187.2 of the Zoning Ordinance, the landscaping must include a Bufferyard as a vegetative screen between this proposed 
subdivision and all non-VR zoned adjacent lands.  Street trees and bufferyards may be counted toward the 20%.  The open space 
greenbelt fronting on Cherry Hill and Molitor Roads is 50 feet wide.  It would effectively function as a Bufferyard Standard C, should 
be outside the right-of-way, and have a vegetative density consistent with the 0.6 plant unit multiplier set forth in Appendix B of the 
Zoning Ordinance.  The existing natural vegetative equivalent may be used to satisfy this requirement.   



Chairman Brown asked if anyone would like to speak in favor of this project.  No one spoke. 
Chairman Brown asked if anyone would like to speak in opposition of this project.  Lindsie Carter, 
131 Black Snake Road, spoke regarding her concerns about the traffic impact, overcrowding of 
schools, and water allocation.  Chairman Brown asked Mr. Moore to explain a little more about the 
water allocation for this project.  Mr. Moore said he does not have the actual formula that MDE uses 
for water allocation but when MDE issues a water appropriation permit they evaluate it under 
drought conditions.   
Laura Shanahan, 120 Beauchamp Road, had concerns regarding the water allocation and the 
capacity and odor of the sewer plant. 
Chairman Brown asked Mr. Whittie whether the county has the ability to increase the capacity of the 
sewer plant.  Mr. Whittie said he is unable to answer that for the county.  The capacity is available 
for this development.  Mr. Whittie also stated that when the capacity is reached the county would no 
longer issue allocation.  The county is also looking into controlling the odor problem.  Mr. Mortimer 
asked if the odor issue should be a condition given to the developer.  Mr. Whittie and Mr. Woodhull 
said that the county is working on this problem; it is not the responsibility of the developer.  
 
 
Mr. Knutsen asked about the deficit in the common open space, whether it will be addressed at a 
later stage.  Mr. Mascari said allocation was grated for all 90 lots.  This will be addressed at a later 
phase.   
Ronald Demmler said that two people have asked questions to different board members and the two 
members didn’t know the answer to the questions.  He feels the board should be able to answer any 
questions that are brought to them.  Mr. Demmler also feels if the members do not have the answers 
to all the questions, they should not approve any plan.  
John McDaniel, 2068 Singerly Road also is concerned about the sewer capacity.  Mr. McDaniel also 
did not agree with the TIS that was submitted.  He believes the peak hours are between 5 pm and 6 
pm, not 4 pm and 5 pm. 
 
Mr. Di Giacomo read the recommendations of the staff: 
APPROVAL, conditioned on: 

1) That Health Department requirements be met; 
2) That DPW requirements be met; 
3) The owners of these proposed lots becoming members of the Homeowners’ Association that 

was established for maintenance of common open space, with $50 per recorded lot placed in 
escrow for improvements prior to recordation; 

4) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 
(FRAs) being recorded and noted on the plat prior to recordation with the metes and bounds 
description of the FRA must be shown on the record plat; 

5) The gazebo and tennis courts being included in the Public Works Agreement; 
6) The TIS being submitted to SHA for review prior to recordation; 
7) The typographical error associated with common open space acreage totals on sheet 3 of 3 of 

the Section 1 Record Plat being corrected; and 
8) A notation appearing on this record plat correcting the Section 1 Record Plat’s reference to 

this area as Section 3. 
 
Mr. Mortimer asked Mr. Di Giacomo if the SHA has seen the TIS that was completed.  Mr. Di 
Giacomo said he believes at this point they have not seen the TIS.  Discussion ensued regarding the 
TIS. 
 
A motion for approval was made by Mr. Mortimer. 
The motion was seconded by Mrs. Bowlsbey. 
All approved.  Motion carried. 



 
 
3.  Aston Pointe, Lots 1-302, Preliminary Plat Extension, Appleton and Jackson Hall School Roads 
& MD Rte. 273, Morris & Ritchie Associates, Inc., Fourth Election District. 
 
Fred Sheckles with Morris & Ritchie Associates, Bill Stritzinger, developer and Rick Bechtel, Esq. 
appeared and presented an overview of the project.  The Preliminary Plat was approved in April 
2005, it expires in April 2007.  Mr. Sheckles explained that there were three issues that they wanted 
to resolve before they presented their final engineering of the project; those issues being the Ground 
Water Appropriation Permit, offsite sewer and lastly the offsite road improvements.  With that, they 
are still in the process of getting the Ground Water Appropriation Permit from MDE.  They have a 
technically approved offsite road plan.  Official approval will come when they sign the TWA and 
post the bond for those plans.  And the offsite sewer is currently under design, there have been some 
alignment shifts but they are comfortable that they can provide sewer to the site.  Final engineering 
on this project was started in July 2006.  Last week the water and sewer plan was submitted to DPW 
for review.  Within the next week they will be submitting the sediment control plan, the SWM plan 
and Road and Stormdrain plan.  Mr. Sheckles feels the bulk of the engineering is completed.  They 
are hoping that after the DPW review, which he believes will be between 4 & 6 months, Morris & 
Ritchie Associates will be presenting Final Plat to the Planning Commission.  Mr. Sheckles 
anticipates late spring or early summer they will be ready to record the lots.  At the request of the 
Office of Planning and Zoning, Mr. Sheckles was asked to complete a summary Preliminary Plat to 
highlight a few minor changes made during the course of the final engineering.  One of the changes 
made was the alignment of County Club Drive.  Also, the clubhouse location has changed.  The net 
result of the changes made was a loss of seven (7) lots. 
At this time, Mr. Bechtel gave an overview of how the request for a Preliminary Plat extension for 
Aston Pointe follows all the subdivision regulations for an approval extension.  Discussion ensued 
regarding the water allocation for this project. 
Mr. Bechtel also stated that all parties involved with this project have been actively working on 
moving this process along.  There is a group of citizens that are adamantly opposed to this project.  
Therefore, Morris & Ritchie Associates, Mr. Stritzinger and Mr. Bechtel’s attention has been 
diverted due to the protests and appeals brought before them.  Preparation for this process does take 
up a lot of time for all parties involved.  
 
Mr. Mortimer asked if they still plan on bringing gray water back from Meadowwood.  Mr. 
Stritzinger said yes, a GDP has been submitted in mid October 2006.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
This project was in compliance with §3.8 regarding public notification signs.   
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  SR & BG 
 
Density:  The SR zone permits a density of 2 du/ 1 ac. with community facilities.   
 
The Concept Plat, for 302 lots on 390.04 acres, was approved on 4/19/04, conditioned on: 

1) The road names being approved prior to Preliminary Plat approval; 
2) The estimated staging of construction being shown of the Preliminary Plat submitted for 

TAC review; 
3) The PFCP’s being approved prior to Preliminary Plat approval;  



4) The sensitive areas thresholds in the common open space information being provided on the 
Preliminary Plat prior to TAC review; 

5) A Sensitive Species Survey being completed prior to the TAC’s review of the Preliminary 
Plat; 

6) A Traffic Impact Study (TIS) being completed prior to the TAC’s review of the Preliminary 
Plat; 

7) The boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
8) The Jurisdictional Determination (JD) being completed prior to Preliminary Plat approval; 

and 
9) A bufferyard and setback modification being granted for the existing structure on proposed 

Lot 301. 
 
On 5/20/04, the Planning Commission subsequently approved a revision to the Concept Plat that 
eliminated roadway connectivity to Locharron Drive in the Highlands. 
 
On 10/18/04, the Planning Commission rescinded the requirement (condition #5 of Concept Plat 
approval) for a sensitive species survey for the midland sedge, as that species was declassified as 
rare, threatened, or endangered. 
 
The Preliminary Plat, also proposing 302 lots, was approved on 4/18/05, conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The required bufferyards between zones being required on the Landscape Plans associated 

with any Site Plans submitted for the BG-zoned portion; 
4) Non-motorized access to the BG portion being included with any future Site Plans;  
5) The Site Plan the proposed golf course maintenance facility being approved prior to Final 

Plat review by the Planning Commission; 
6) The Site Plan the proposed golf course clubhouse facility being approved prior to Final Plat 

review by the Planning Commission; 
7) The details of the safety management issue associated with the 12th hole being included by 

note or graphically on the plat prior to Final Plat review by the Planning Commission; 
8) The Master Water & Sewer Plan being amended prior to Final Plat review by the Planning 

Commission; 
9) Documentation of the groundwater appropriation permit and verification of the capability of 

the proposed water system to serve all proposed lots being received from MDE and DPW 
prior to Final Plat review by the Planning Commission; 

10) Plans for the proposed water tank being approved by DPW prior to Final Plat review by the 
Planning Commission; 

11) The identity of the waste water treatment plant again being included on the Final and 
Record Plats; 

12) The name of the water company providing the water also being included on the Final and 
Record Plats, if it is a private company;  

13) Written verification of sewer capacity being received prior to the Planning Commission’s 
review of the Final Plat;   

14) The implementation of the traffic improvement recommendations of DelDOT, DPW, and 
SHA being a condition of Preliminary Plat approval;  

15) The identity of the gas line owner being provided on the Final and Record Plats; 
16) Confirmation being received from the gas line company prior to Final Plat review that all 

proposed roads, intersections, and the parking lot at the golf course, as well as sanitary 
sewer lines, water lines, and any required stormwater conveyance devices will not have any 
adverse impacts on the gas line within the easement; 



17) All required documents from the gas line company granting permission or agreeing to 
easement impacts being received prior to Final Plat review, and all documents requiring 
recordation being recorded prior to the recordation of the Record Plat; 

18) The final Forest Conservation Plan (FCP) and the Landscape Plan being approved prior to 
the Planning Commission’s review of the Final Plat; 

19) All details, including reforestation areas, match up between the Final Plat and the FCP; 
20) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 

(FRAs) be recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the Final and Record Plats;  

21) Note # 11 being modified on the plat to reflect that 59.17 acres of common open space are 
required prior to the Planning Commission’s review of the Final Plat; 

22) The common open space sensitive area calculation being modified consistent with the 
modification to Note # 11 prior to the Planning Commission’s review of the Final Plat; 

23) The contiguous operating farm notice being provided on the Final and Record Plats; and  
24) A vegetative or agricultural buffer being considered for the area adjacent to the Blackwell 

property, if appropriate, as part of the Landscape Plan.  
 
The Master Water and Sewer Plan has been amended for this site.6 
 
§4.1.17 of the Subdivision Regulations provides that Preliminary Plats shall be valid for two years 
from date of approval.  Therefore, unless a one-year extension is granted, the Aston Pointe 
Preliminary Plat will expire on 4/18/07. 

If a one-year extension is granted, then the Preliminary Plat approval, with conditions, will be 
extended to 1/16/08. 

§4.1.18 of the Cecil County Subdivision Regulations stipulates, “The Planning Commission may, at 
their regular monthly meeting, grant an extension of the Preliminary approval upon application of 
the developer.  In connection with such request, the Commission shall consider the following: 

a) Change of adjoining land use. 
b) Change in street or highway plan. 
c) Change in zoning or subdivision regulations.” 

 
There have been no such changes. 
 
’05 School information: Elementary  Middle   High School 
    Cecil Manor  Cherry Hill  Elkton 
FTE    497   559    1077 
Capacity   511   700   1093 
% Utilization    97%   80%     99% 
 
School information:  Elementary  Middle   High School 
    Cecil Manor  Cherry Hill  Elkton 
FTE    440   571    1097 
Capacity   504   754     944 
% Utilization    87%   76%     116% 
   
 
Mr. Woodhull, DPW read the comments of the department: 
                                                 
6 Verification of the groundwater appropriation permit must be received prior to the Planning Commission’s review of the Final Plat.  Verification of 
the capability of the proposed water system to serve all proposed lots must be received from MDE prior to Final Plat review by the Planning 
Commission.   
   Documentation of all approvals for the water system and the operator required by the Public Service Commission and MDE must be submitted prior 
to Final Plat review.  Plans for the proposed water tank must be approved by DPW prior to Final Plat review. Verification of water allocation and 
sewer allocation must be received prior to the Planning Commission’s review of the Final Plat.   



The Department of Public Works has no opposition to the Planning Commission extending approval 
of this preliminary plat.  The following comments apply.  They will be included in the minutes but 
not be read at this time. 
1. A SWM plan, Road & Storm Drain plan, Water distribution and treatment system plan, Sanitary 

Sewer collection and pumping system plan, and a Mass and Final Grading plan must be 
approved by the CCDPW prior to submittal for Final Plat Approval. The Final Plat must include 
the Lot Grading Plan standard note and a note indicating that sidewalk maintenance will be 
required of the adjacent property owner(if sidewalks are required).  The Lot Grading Plan must 
include the standard construction limits note.  These notes will be identified in the record but will 
not be read at this time.  

Final Plat: “A lot grading plan has been approved by the CCDPW for the construction 
shown hereon.  A site construction as built shall be submitted to the CCDPW 
prior to use and/or occupancy of any of the sites shown hereon. Any change to 
the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

Final Plat: “Sidewalk maintenance will be required of the adjacent property owner, as 
required by the Cecil County Road Code.” 

Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show 
hereon.  Any expanded clearing and/or grading in the absence of an approved 
revised lot grading plan may be considered non-compliance with Chapter 251 
of the Cecil County Code and either or both the developer and/or Builder may 
be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 
A. (5) of the county’s SWM Ordinance.  This analysis must pay special attention to the adequacy 
of existing conveyance systems along and across Jackson Hall School Road Cat Swamp Road 
and Barksdale Road to handle all discharges from the SWM Facilities. 

3. If storm water discharge is directed off of the site on to adjacent properties it is the responsibility 
of the Developer to obtain appropriate easements from the owners of the affected properties per 
Section 251-13 of the Cecil County Stormwater Management Ordinance. 

4. A Dam Breach Analysis must be submitted to DPW for all existing ponds as well as all proposed 
hazard class ponds. Prior to design acceptance, as-builts will be required for any existing ponds 
proposed to be used as SWM Facilities.  Additionally, all hazard class pond embankments must 
be shown, by geotechnical evaluation and report, to meet the current MD 378 pond code criteria 
or be reconstructed to meet the same.  

5. The stormwater pond east of Prestwyck Drive must have a viable fee simple access for 
maintenance.  This access should be separate from any public drainage and utility easement.  The 
outfall must not impact the gravity sewer alignment, suggest you relocate one of the two. 

6. For the stormwater facility north of Augusta Court provide a minimum 20’ wide fee simple 
access between lots 81 & 82.  Can the proposed house location for lots 35 & 60 be relocated 
away from the storm drain? 

7. The stormwater management pond off Torrey Pines Court must have a minimum 20’ wide fee 
simple access which must also be separate from any public drainage easement. 

8. For the stormwater management facility off Carnoustie Circle, fee simple access off Oakmont 
Drive for the stormwater management facility must not overlap the public storm drainage 
easement required. 

9. All stormwater management easements must be shown and should be expanded to encompass all 
stormwater management drainage structures not intended to be publicly maintained.  Some are 
shown, however, others are not, such as the diversion structures along lots 140 thru 159.  Section 
4.1.22 (n) of the Subdivision regulations requires easements be shown and their purposes 
identified on preliminary plats.    



10. Aston Point Drive must be located outside the appropriate safety setback for fairways or 
appropriate screening must be provided.  What is the nationally recognized safety setback and is 
it shown? 

11. No outfall location is shown for the 12th or 11th fairway stormwater facility, will this be an 
infiltration facility?  Will the 12th fairway facility and the SWM facility off Torrey Pines Court 
be solely for the residential community stormwater management or will they function as 
stormwater management for the golf course and BG zoned property, respectively?  If both, then 
the maintenance agreement must bind both the HOA and the golf course or HOA and BG 
property owner(s), as applicable, and identify the proportioning of maintenance responsibilities.   

12. For lots 139-150, one inlet appears to be all that is shown for rear yard drainage.  Suggest you 
investigate adding at least one more inlet. 

13. Section 3.07.15 of the Road Code directs that Jackson Hall School Road and Cat Swamp Road 
must be upgraded to a Minor Collector Standard for a minimum distance of 100’ either side of 
the point of intersection between these roads and the proposed entrances.   

14. The monumental entrances for Country Club Drive off Jackson Hall Schoolhouse Road are not 
aligned properly to establish Country Club Drive as the major collector thru-road.  Jackson Hall 
Schoolhouse Road is proposed to become a stop condition at Country Club Drive.  Applicant 
must make a request to the Department of Public Works and the Board of County 
Commissioners, pursuant to the Transportation Articles of the Annotated Code and Code of 
Public Local Laws of Cecil County for this change to a stop condition.  

15. Olympia Field Drive and Shadow Creek Lane to the loop must be constructed as commercial 
minor collector roads for access to the ‘BG’ area.  Residential lots fronting these streets may 
create a future conflict between residential and business commercial traffic in the future and it is 
recommended, at a minimum, these lots have driveways designed with on lot turn-around 
capability.    

16. Proposed Country Club Drive must be designed to a residential Major Collector Road Standard. 
Additionally, all lots fronting this road must have on-lot driveway turn-around capability with a 
design shown on the final lot grading plans.  Provide a standard detail on the preliminary plat for 
lots with on-lot driveway turn-around capability.  Current Departmental review leads us to the 
conclusion that the entirety of Country Club Drive must be constructed with the commencement 
of Section II, Phase II work.  We recommend this requirement be a condition of approval if 
preliminary plat approval is granted by the Planning Commission.  This requirement would 
include the extension of Country Club Drive south through lands of Wohner, which we 
understand is now under contract with this site’s Developer, to a planned intersection with Cat 
Swamp Road.  Submit remaining alignment proposed for Country Club Drive to the Department 
for review prior to preliminary plat hearing by the Planning Commission.  Why is the remaining 
alignment not shown to the anticipated interconnection with Cat Swamp Road?      

17. The temporary ‘tee’ turn-around locations shown must be terminated in a cul-de-sac if a concept 
plat is not approved for adjacent properties and showing interconnection at the time of 
engineering for each applicable section of development.  This may result in a loss or 
reconfiguration of lots if not properly addressed by the applicant’s engineer at the design and 
final plat stage. 

18. The Department of Public Works does not concur with the Summary of Findings and 
Recommendations section of the January 18, 2005 TIS.  At the March 2005 TAC meeting, the 
Department read the following statement concerning offsite road improvements for record: 

 
‘Prior to submittal for preliminary plat review by the Cecil County Planning Commission, the 
applicant must reach concurrence with the Department of Public Works on the offsite road 
improvements proposed for Cat Swamp Road, Barksdale Road, the Cat Swamp and 
Barksdale Road intersection, and the Barksdale and Appleton Road Intersection.  No offsite 
road improvements proposal submitted by the applicant has been agreed upon to date. If the 
applicant proceeds to request preliminary plat approval without Departmental concurrence on 



offsite road improvements, the Department must recommend that the Planning Commission 
condition their approval on the applicant upgrading all of the afore-mentioned offsite county 
streets and intersections to the applicable standard Road Code sections.  If accepted by the 
Commission, this condition would become binding to the preliminary plat approval and 
unchangeable by the Department singularly.’ 
 

An initial offsite road improvements proposal has been submitted to the DPW and is under 
review.  Comments are forthcoming and the Applicant will be responsible for all offsite road 
improvements and must reach concurrence with the DPW prior to any Final Plat submittal.  If 
the Planning Commission accepts this approach, we ask that Preliminary Plat approval be 
conditioned upon a requirement that the Applicant obtain any necessary easements and ROW 
needed to affect the DPW  requirements improvements at his sole expense, to the extent the 
Prescriptive Right of Maintenance does not suffice. 
  

19. Acceleration and right turn lanes are required at each entrance proposed onto an existing County 
roadway.  The engineer must address the need for bypass lanes within the design submittals.  The 
Lochland drive entrance off Jackson Hall Schoolhouse Road requires a deceleration lane in 
accordance with the Road Code.  The tapers referenced along Cat Swamp Road are not depicted 
properly. 

20. The Stopping Sight Distance (SSD) measurements provided for both entrance locations onto Cat 
Swamp Road and for the Lochland Drive entrance location onto Jackson Hall School Road 
appear to be in compliance with the Cecil County Road Code.  However the SSD to the east of 
Country Club Drive on Jackson Hall School Road is not in compliance.   

21. Where determined necessary by the utility companies, the owner, the designer, or DPW, utilities 
poles must be relocated at the Owner’s expense.  

22. The Department strongly recommends the use of construction entrances, separate from the 
subdivision street entrances, for this project.  The proposed construction entrances should be 
shown on the final construction drawings for each relevant phase of construction.  The county’s 
acceptance of proposed internal public road sections and the magnitude of maintenance bonds 
that will be required as well as the time frame over which they will be held will be subject to the 
project’s final phasing. 

23. Access from any lot to Appleton Road, Jackson Hall School Road, Cat Swamp Road, and 
Barksdale Road is denied except for the proposed entrances and the existing driveway for Lot 
301.  Final plats must include denied access notes, accordingly. 

24. Lots 267 and 280 must be denied access to Country Club Drive as well as to Lochland Drive 
except for the westernmost 25’ of lots.   

25. Lots 288 and 223 must be denied access to Country Club Drive as well as to Lochland Drive 
except for the easternmost 25’ of lots.  

26. Lot 1 must be denied access to Country Club Drive except for its southernmost 25’ of frontage. 
Lot 98 must be denied access to Country Club Drive except for its northernmost 25 of frontage.  
Shorten monumental entrance island for lot 98 access. 

27. Lot 71 may not access the circle or within 75’ of the circle ingress and egress points.  Show the 
same 75’ of denied access affecting lots 161, 171, 172 and 109. 

28. For any lots that share frontage on two proposed street rights-of-way, the lot must access via the 
more-secondary road section and be denied access along the roadway of higher intended usage.  
Lots 3, 8, 13, 46, 44, 21, 72, 77, 133, 143, 155, 161, 167, 188, 210, 212, 218, 223, & 232 must be 
revised for driveway orientation. 

29. The length of entrance islands for any of the proposed monumental entrances must not prohibit 
access in either direction to any lot. 

30. The Radii for Lacosta Court are incorrectly denoted.   



31. Does Parcel 37 access Jackson Hall School Road via a common drive across Parcel 38?  If so, is 
the shared access identified by deed or easement?  How will this project affect any shared 
access? 

32. All driveways must be paved at least to the right of way and those accessing Collector Roads 
must be provided with on-lot turnaround capability.  The driveway paving must be complete for 
all lots at the time when the surface course for the internal roads is installed.  This requirement 
includes any vacant but platted lots.  Any driveway exceeding 5% up-gradient-slope form the 
roadway must be paved to the crest.  If the development is phased these requirements will apply 
to each phase when 80% of the lots are built-out.  All of these requirements must be reflected on 
the Lot Grading Plan.   

33. Adequate internal off-street parking must be provided at the soccer field off Oakmont Drive.  
Parking along Country Club Drive is prohibited and must be indicated with signs. 

34. The Development contains some cul-de-sacs with radii that do not conform to the Road Code 
Standard R-14.  Therefore, a variance, in accordance with Section 1.06 of the Road Code, to use 
less than the standard 75’ radius must be submitted. 

35. A revised Road Code Variances request was received by the Department on April 12, 2005.  
Regardless of any preliminary plat approval granted today, the applicant shall make any required 
cul-de-sac geometry revisions based upon the outcome of this variance request.  The street 
R.O.W. entrance tapers must be offset 25’ from the R.O.W. point of intersection, and be straight 
lines, per 7.2.12.E.3 of the Subdivision Regulations.  Do the tapers shown comply with this 
requirement?    

36. The ROW dedications on Jackson Hall School Road, at the Lochland Drive intersection, and Cat 
Swamp Road must be clarified to denote fee simple dedication as shown elsewhere on the plat. 

37. Closed section curb & gutter streets are shown.  Monumental entrances should use upright 
curbing for Country Club Drive.  No sidewalk is shown – why not? 

38. For the offsite sewer alignment, the detail is vague and overly scaled for clarity of review.  At 
concept approval, the Department required that the applicant submit a master water and sanitary 
sewer layout for the entire subdivision prior to submittal for any preliminary plat section. The 
layout must address/include any Highlands system interconnects and show any required pumping 
stations and force main alignments along with general utility depths.  Have you submitted the 
requested information to the Department?  Have you obtained any of the necessary easements 
across private property to construct the gravity sewer and force main? Any easements acquired 
for proposed public infrastructure must be transferable to Cecil County and must specifically 
address rights of ingress, egress & regress for maintenance and construction purposes.   With 
project feasibility tied to your acquisition of easements, the Department will require you provide 
evidence of the same before any phase one infrastructure design submittals will be approved.   

39. Currently the parcels proposed for development are not within the Master Water and Sewer Plan 
Service Districts. Until such time that the Board of County Commissioners of Cecil County issue 
an amendment to the MWSP to include these parcels, a final plat cannot receive an approval 
recommendation from the Department. At this time neither the Highlands nor the Meadow View 
WWTP plants have excess sewer capacity to serve this development.  The sewer capacity 
limitations at the Meadow View WWTP will be eliminated at the end of the current design-build 
project for the Meadow View WWTP, which has an anticipated completion timeline of 18 
months from March of 2004. The Meadow View water supply, while it does have a reliable 
water source through United Water Delaware’s long-term commitment to the County, did not 
anticipate serving this area of the County by design. The Developer must extend the water and 
sewer mains to Aston Pointe in accordance with Departmental requirements. 

40. The ability of the existing water distribution system, together with the proposed extensions, to 
provide adequate fire flow and pressure must be demonstrated through a comprehensive network 
model.  A baseline study of the Meadowview Plant has been completed.  The Applicant will be 
responsible to update it. 



41. Water and sewer connection fees will be required plus a likely Benefit Assessment fee for the 
upgrade of the Meadow View WWTP. 

42. If the water tower/tankage is intended for public dedication, then the tower must be located on a 
fee simple conveyance intended for dedication to the Board of County Commissioners of Cecil 
County.  

43. All cleanouts and water meter vaults must be designed to be outside of all paved or concrete 
areas on each lot. 

44. Careful consideration must be given to safety concerns with the close proximity of the gas 
transmission line to dwellings as well as design of water and sewer main crossings.  Gas main 
proximity to dwellings is not a regulatory item within the Department of Public Works’ 
jurisdiction at this time.   

45. The gas line is routed across County ROWs.  Therefore, the Applicant must inform the Owner of 
the line that they must obtain a maintenance easement to be allowed to work in the County’s 
ROW. Final construction drawing approval for any of the road crossings will not occur until 
written approval of the design has been received from the gas company.  

46. What is the expected occupancy of the proposed clubhouse and water usage? 
47. PWAs will be required for the proposed roads and storm drains, water distribution and treatment 

system, and sewer collection and pumping system.  
48. An Inspection and Maintenance Agreement is required for SWM facilities.  
49. Oakmont Drive from the traffic circle, south to the approximate area of lot 112 may be a 32’ 

wide curb and gutter street section if on-street parking is not proposed.  If on-street parking is 
proposed, design must address additional width requirements for parking lanes. 

 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown reminded the public that all public comments need to be in the scope of the 
subdivision regulations that relate to an approval extension. 
 
Chairman Brown asked if anyone would like to speak in favor of this project.  No one spoke. 
 
Chairman Brown asked if anyone would like to speak in opposition of this project.  The following 
citizens stood to speak in opposition. 
Eva Walker, 644 Jackson Hall School Road believes an extension for Aston Pointe is not necessary 
at this time.  She believes Aston Development Group had ample time to complete the requirements 
for the final approval stage. 
 
Ron Hartman, 164 Little Egypt Road has concerns that there is currently onsite construction being 
conducted prematurely.  Mr. Hartman believes that the Cecil County Office of Planning and Zoning 
have circumvented the CC Zoning Ordinance and Subdivision Regulations requirements by issuing 
permits to begin construction.  At this time, Mr. Hartman read the applicable references from the 
County’s Zoning Ordinances and Subdivision Regulations.   
 
Mr. Whittie, DPW explained why Aston Development Group was given a permit.  ADG was only 
issued a grading permit for the future golf course.  They only have the permission to grade the land.  
Mr. Whittie also stated that there was some tree removal but in turn there would also be 
reforestation.   
Chairman Brown asked if it was fair to say the by performing the grading on the property they are 
proceeding at their own risk.  Mr. Whittie said yes.  The permit was issued with the understanding 
that no impervious area would be installed. 
 



John Williams, 2 Woodbine Circle provided a copy of his comments to the Commission.  Mr. 
Williams believes ADG has not been diligent in their efforts for the water release permits needed 
among other things. See file. Relative to Mr. William’s comments he stated that “Signatures were 
obviously falsified on some documents”.  Mr. Knutsen asked for Mr. Williams to elaborate on the 
statement made regarding the falsified signatures.  Mr. Knutsen also asked Mr. Williams if he could 
prove that signatures were falsified.  Mr. Williams said the documents he is speaking of were the 
well drilling applications and information that had been handled by the Cecil County Health 
Department.  Mr. Williams brought this to the attention of Chuck Smyser with the Health 
Department which in turn, Mr. Smyser discussed it with the well drilling board at the MDE.  The 
driller in question was sited for violations.  What has progressed since then, Mr. Williams does not 
know.  Discussion ensued regarding the signatures. 
 
Richard Snyder, 55 South Edgewood Drive, spoke of the relevance of Article 66B of the Cecil 
County Subdivision Regulations to the Aston Pointe project. 
Chairman Brown reminded Mr. Snyder that the Planning Commission has limited the public 
comments to be germane to the 3 requirements for a Preliminary Plat approval extension. 
 
Ed Cairnes, 104 Jackson Hall School Road, stated that the testimony given today by the citizens has 
addressed comments and testimony presented today by the applicant.  He believes all of the 
comments given today by the public is relevant to this project and its Preliminary Plat approval 
extension.  Mr. Cairnes feels ADG has adequate time to complete the requirements for the Final Plat 
presentation. 
 
Mr. Di Giacomo read the recommendations of the staff: 
Granting a 1-year extension of Preliminary Plat approval (to expire 1/16/08). 
 
A motion for the granting of a one year extension was made by Mr. Doordan. 
The motion was seconded by Mr. Knutsen. 
All approved.  Motion carried. 
 
Mr. McDowell wanted to clarify his vote for the granting of the one year extension.  Mr. McDowell 
voted for the granting because he believes Aston Pointe has met the 3 areas designated regarding a 
plat extension but he does believe there has been abuse of the system as documented by testimony 
by the citizens that made comments. 
 
 
4.  William Manlove, General Discussion. 
 
Mr. Manlove, President, Board of Commissioners for Cecil County first stated that he was speaking 
today for himself and not for the other County Commissioners.  Any comments he makes today do 
not reflect the opinions of the other County Commissioners.   
What Mr. Manlove hopes to accomplish is a work session with the Planning Commission and the 
planning staff to brainstorm issues that come up in the Planning Commission meetings.  Some of the 
areas that Mr. Manlove would like discussed is what the Planning Commission members would like 
to see on the MD Route 40 Corridor (once water and sewer are available), whether there should be 
changes made to the Zoning Ordinance or the Comprehensive Plan in order to have something the 
county can be proud of, and any changes that can be made to make the job of the members of the PC 
easier and more concise.  Due to the down zoning in the Northern and Southern area, Mr. Manlove 
would like to have suggestions on how to have development in those areas, including looking into 
clustering.  Open space requirements are another aspect to look into.  Another item that Mr. Manlove 
would like looked into is how the County can help small builders have a better chance of getting the 



development jobs.  The last thing that Mr. Manlove would like discussed at the work session is how 
to integrate affordable housing into the developments. 
 
Mr. Mortimer stated that the members of the Planning Commission have been frustrated as a group 
that they have not had time to plan.  The end of 2006 was very busy for the Planning Commission.  
They would like to dedicate more time to the process at hand.  Mr. Mortimer suggested an additional 
evening meeting to be held.  Other suggestions that Mr. Mortimer had included are the requirements 
for the submissions for the Planning Commission.  He feels that if all the requirements have not been 
met for each project, the applicant should not be heard at the meeting.  He would also like to look at 
the storm water part of the open space calculation and management of open spaces.  He would like 
to mandate clustering in the northern and southern agricultural regions.  Section 2.4.1 needs to be 
looked at more closely.  As Mr. Manlove stated, Mr. Mortimer would like to see more affordable 
housing and changes in architectural ordinances.   
 
Mrs. Bowlsbey stated that other commissions and subcommittees are talking about this topic as well.  
She believes that the “footprint” of the development corridor should be critical to the county.  The 
final decision on this will either come from the Board of County Commissioners or the Planning 
Commission.  Mrs. Bowlsbey stated that the development corridor is not just for residential.  It is 
also for economic growth to move into the area.  She believes it is critical that everyone look at the 
balance between residential and commercial growth.  Lastly, it is very important that the Planning 
Commission discuss having meetings twice a month. 
 
Chairman Brown stated that he believes the ideas brought before the Commission are great ideas but 
he had some reluctance to have this on the agenda.  He was confused at the approach Mr. Manlove 
took to discuss this topic.  Generally, an informational item is not usually heard by the commission 
in this format.  
 
Mr. Manlove apologized for a confusion he may have caused but he does hope to carry this idea 
forward. 
 
Chairman Brown asked Ms. Campbell if there was a specific way the Commission needs to proceed.  
Ms. Campbell said she believes if both boards meet it needs to be in a public forum.  They would 
need to publicized and an agenda be made for the meetings.  If they would like to create a smaller 
committee, they could have workshop meetings and report to the Board of County Commissioners 
and the Planning Commission.   
 
Chairman Brown asked if anyone would like to speak regarding this topic.  Many citizens stood and 
spoke regarding the ideas brought forth.  All the citizens agreed with the suggestions and 
complimented Mr. Manlove and Mr. Mortimer for their ideas.  Other ideas given were to call on the 
citizens for their input on the different project.  Another suggestion given was to not accept any 
plans from any builders, big or small that have incomplete or incorrect information and plans.  This 
should not be accepted unless everything is completed correctly.  Other citizens felt the Planning 
Commission would benefit from closed sessions as well as public sessions.   
 
 
 
 
 
 
 
 
 



 
Mr. Doordan made a motion to adjourn. 
 Mr. Mortimer seconded the motion. 
All approved.   
 
The January Planning Commission meeting adjourned at 2:05 pm. 
 
 
Respectfully Submitted: 
 
 
       
Jennifer Bakeoven 
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  CECIL COUNTY PLANNING COMMISSION 
Meeting Minutes 
20 February 2007 

 
Present: Joyce Bowlsbey; Josh Brown; Pat Doordan; Clay McDowell, Bob Knutsen; Tim 

Whittie; Mark Woodhull; Tony Di Giacomo; Clara Campbell; Joe Moore; Eric 
Sennstrom; Jennifer Bakeoven; Paula, Court Reporter. 

 
Absent:  Mark Clark, Bill Mortimer, Rebecca Demmler. 
 
Call to Order: Chairman Brown called the meeting to order at 10:00 a.m. 
 
Approval of the minutes: A motion was made by Mr. Doordan and seconded by Mr. Knutsen.  
 
Chairman Brown announced the withdrawn plats which included Stanfield, Bayhead Shore Estates 
and The Estates at Slicer’s Mill. 
 
 
1.  Bayview Station, Preliminary Plat Extension, Theodore Road, Will Whiteman Land Surveying, 
Inc., Fifth Election District. 
 
Will Whiteman appeared and presented an overview of the project.  Mr. Whiteman stated the final 
improvements drawings for Bayview Station was delivered to the DPW on January 26, 2007.  The 
Preliminary Plat approval is valid until March of 2007.  Mr. Whiteman is concerned that the review 
of the final plans may bring needed revisions to the plans.  In that case, the final plat may be affected 
by the review.  Due to the new memorandum regarding drainage and utility easements that was sent 
out on January 25, 2007, other questions have come forth that would need to be looked into more 
closely.  Lastly, Mr. Whiteman stated his final plat may be submitted by the March deadline for final 
plat approval but he can not guarantee it will be completed by then. 
Chairman Brown asked Mr. Whiteman if this plan was not submitted by the deadline would it be 
submitted shortly after the deadline.  Mr. Whiteman said he is concern he may not make the deadline 
but he doesn’t anticipate it being submitted long after the deadline. 
 
Mr. Di Giacomo, P&Z read the comments for the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  SR 
 
Density:  The SR zone permits a maximum base density of 1 du/ 1 ac.   
 

The Concept Plat1 was approved at a density of 1/3.37 on 9/15/03, conditioned on: 
1) The Pleasantview Drive road name being approved by the County 911 Emergency Center 

prior to the Planning Commission’s review of the Preliminary Plat; 
2) A Jurisdictional Determination (JD) being completed prior to the Planning Commission’s 

review of the Preliminary Plat; 
                                                 
1 The Bayview Junction Concept Plat for this same parcel was disapproved on 4/22/03. 
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3) A Boundary Line Survey being done for the preparation of the Preliminary Plat for density 
calculation purposes; 

4) The Bufferyard A and 100’ setback being shown on the Preliminary Plat along the rear lots 
lines of proposed Lots 4, 5 and 6; 

5) The details of the PFCP and the Preliminary Plat matching up; 
6) All well locations for all proposed lots being shown on the Preliminary Plat; 
7) The proposed Lot 7 dwelling location being shifted because of the conflict with a black oak 

specimen tree; and 
8) The developer and the Department of Public Works reconciling a mutually agreeable 

entrance location for Lots 1-6. 
 
The Preliminary Plat was approved on 7/19/04, conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The details of the PFCP and the Preliminary Plat matching up; 
4) The maps accompanying the JD letter being supplied to OPZ for inclusion into the project 

file; 
5) The proposed dwelling location for Lot 7 being moved because of the content specimen tree ; 

and 
6) No sidewalks being required. 

 
§4.1.17 provides that Preliminary Plats shall be valid for two years from date of approval.  
Therefore, the 7/19/04 Preliminary Plat approval was set to expire on 7/19/06, but the Planning 
Commission granted a 1-year extension on 3/20/06, which, in turn, will expire on 3/20/07 unless 
either a Final Plat is approved and recorded or, as requested, the Preliminary Plat’s validity is 
extended in the interim.  

§4.1.18 of the Cecil County Subdivision Regulations stipulates, “The Planning Commission may, at 
their regular monthly meeting, grant an extension of the Preliminary approval upon application of 
the developer.  In connection with such request, the Commission shall consider the following: 

a) Change of adjoining land use. 
b) Change in street or highway plan. 
c) Change in zoning or subdivision regulations.” 

 
There have been no such changes. 
 
An extension would continue the validity of the Preliminary Plat for one year from the date upon 
which the extension is granted until 2/20/08. 
 
’04 School information: Elementary  Middle   High School 
    Bay View  North East  North East 
FTE    450   818    1030 
Capacity   521   770    995 
% Utilization   86%   106%    104% 
 
’05 School information: Elementary  Middle   High School 
    Bay View  North East  North East 
FTE    490   851    1151 
Capacity   556   721   1104 
% Utilization   88%   118%    104% 
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School information:  Elementary  Middle   High School 
    Bay View  North East  North East 
FTE    561   826    1110 
Capacity   556   712   1009 
% Utilization   101%   116%    110% 
 
Mr. Woodhull, DPW read the comments of the department: 
The Department of Public Works has no objection to the Planning Commission granting approval of 
the preliminary plat extension for this project. All of the Department’s comments made at the July 
19, 2004 Planning Commission meeting, specific to this project are applicable to this  request.  We 
will not re-read those comments at this time, but they will appear in the minutes for record.  We do 
request the planning commission condition their approval on all conditions recommended by the 
Department of Public Works as a condition of the July 19, 2004 approval. 
1. A SWM plan; Street and Storm Drain plan; and a Mass and Final Grading plan must be 

approved by the CCDPW prior to submittal for Final Plat Approval.  
2. The potential for inclusion of “Dry Hydrants” should be discussed with the serving fire 

company.  This is all predicated on whether the SWM facilities are designed as wet ponds of 
sufficient volume to support dry hydrants. 

3. Properly designed, the Department can accept the proposed entrance location.  However, the 
design must resolve all traffic movement conflicts that the Department has envisioned. The 
concept presented in the field and in discussions between the Applicant and the Department has 
set the ground rules for what is expected in this regard. 

4. At a minimum a de-acceleration lane with taper will be required along the entire Theodore Road 
frontage regardless of the Road Code Warrants. 

5. The roadside embankment must be graded in such a manner as to allow drivers on either of the 
private mini roads to see traffic each other at their respective entrances.  

6. Significant design consideration must be given to the issue of driveway pipe locations, for Lots 2 
& 3, and their impact on the storm water conveyance.  Therefore the driveway entrances and 
associated drain pipe for these two lots must be installed at the same time as the mini-road is 
constructed.  The driveway locations must be located on the final plat. 

7. The driveway access to Lot 7 must be kept to the western edge of the property to lessen potential 
conflicts with other access points on Theodore Road.  As such Lot 7 must be denied access to 
Theodore Road except for the western most 30’ of frontage. 

8. The following standard notes and requirements apply to this plat and project:  The details of 
these notes and requirements will be identified in the record but will not be read at this time: 
8.1 The Final Plat Lot Grading, Sidewalk Maintenance, and Lot Grading Plan Construction Limits Notes. 
8.2 Compliance with Sections 251-9.A(5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
8.3       Requirements for Utility relocations. 
8.4       Requirements for Public Works Agreements 
8.5  Requirements for Stormwater Inspection and Maintenance Agreements. 
8.6 Requirements for County Roads. 
8.7  Requirements for Private Roads. 

 
 

Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note and a note indicating that sidewalk maintenance will be 

required of the adjacent property owner (if sidewalks are required). The Lot Grading Plan must include the standard 
construction limits note.   

a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 
site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Final Plat: “Sidewalk maintenance will be required of the adjacent property owner, as required 
by the Cecil County Road Code.” 
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c. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance.   

3. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

4. A Public Works Agreement is required for the street & storm drainage construction and the public & private sanitary 
sewer and water system construction. 

5. An Inspection & Maintenance Agreement is required for the private SWM facilities. 
6. The internal street grade leaving Theodore Road may not exceed 5% within the limits of the intersection right-of-way.   
7. Section 2.13 of the Road Code must be adhered to for the construction of the private road.  These requirements include 

a statement clearly outlining the responsibilities of the Mini-Road Maintenance Association in the maintenance of 
roads and storm drainage systems must be approved by the Planning Commission and placed on the final plat.  The 
Department proposes the following note: (The proposed internal roads will not be dedicated for public ownership or 
maintenance.  The Mini-Road Maintenance Association shall retain title to the road and all maintenance 
responsibilities.). 

 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendations of the staff: 
The granting of a one year extension. 
 
A motion for the granting of a one year extension was made by Mr. McDowell. 
The motion was seconded by Mr. Doordan. 
 
All approved.  Motion carried. 
 
 
2.  Glennas Heights, Lots 1-25, Johnson Road, Preliminary Plat Extension, Vollmer Associates, 
LLP, Eight Election District. 
 
Cindi King with Vollmer and John Giovanazi with Carrollton Bank, owner appeared and presented 
an overview of the project.  Ms. King stated that the property is under new ownership and Vollmer is 
in the process of preparing the improvement plans.  They propose to submit those plans in March 
2007.  With review times, they are not sure they will be able to have everything finalized by the 
deadline. 
Mrs. Bowlsbey asked Ms. King if they plan to make any substantial changes to the Preliminary Plat 
that has approval.  Ms. King said no, they have not made any changes. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  NAR 
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Density:  The Concept Plat,2 proposing 25 lots on 70.26 acres, was approved on 6/21/04, conditioned 
on: 

1) The JD being completed prior to Preliminary Plat review by the Planning Commission; 
2) The mini road name being approved prior to Preliminary Plat review by the Planning 

Commission; 
3) A sensitive species survey being completed prior to Preliminary Plat review by the TAC; 
4) The acreages of all parcels and deed parcels being included on the plat prior to Preliminary 

Plat review by the TAC; 
5) All streams and buffers being clearly delineated on the Preliminary Plat; and 
6) The Final Plat reflecting that this project is in Cecil County. 

 
The Preliminary Plat was approved on 10/18/04, conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) All sensitive species protective buffers being shown on the Final Plat; 
4) The FCP and Landscape Plan being approved prior to Final plat review; 
5) The Details on the Final Plat and the FCP and Landscape Plan matching up; and 
6) Per §174.1(a), no SWM facility outfall areas being located in any stream buffers. 

 
§4.1.17 provides that Preliminary Plats shall be valid for two years from date of approval.  
Therefore, the 10/18/04 Preliminary Plat approval was set to expire on 10/18/06, but the Planning 
Commission approved a 1-year extension on 5/16/06, which, in turn, will expire on 5/16/07 unless 
either a Final Plat is approved and recorded or, as requested, the Preliminary Plat’s validity is again 
extended in the interim.  If granted, this extension will expire on 2/20/08. 

§4.1.18 of the Subdivision Regulations stipulates, “The Planning Commission may, at their regular 
monthly meeting, grant an extension of the Preliminary approval upon application of the developer.  
In connection with such request, the Commission shall consider the following: 

a) Change of adjoining land use. 
b) Change in street or highway plan. 
c) Change in zoning or subdivision regulations.” 

Among those possible changes, only the Zoning Ordinance’s permitted NAR density has changed.   
The Concept Plat was originally approved at the bonus density of 1/3.155.   
 
As of 1/1/07, bonus density was eliminated, and the NAR base density was lowered from 1/5 to 
1/10. 
 
’05 School information: Elementary  Middle   High School 
    Conowingo  Rising Sun  Rising Sun 
FTE    483   702   1153 
Capacity   475   785   1081 
% Utilization   102%   89%   107% 
 
 
                                                 
2 It invoked the minor subdivision potential of 1 of the deed parcels.  Therefore, 4 of the proposed lots could be minor subdivision lots, 
and the density was calculated as follows: 

Total site area is                     70.26 ac. 
4 potential minor sub lots      -4.00 ac. 
Remaining site area                66.26 ac. 

 
1 unit/3 acres:  66.26 /3    = 22 lots (density of 1/3.113, 1/3.155 for 21 lots ) 
Add minor subs                  =  4 lots 
TOTAL ALLOWED LOTS   = 26 
TOTAL PROPOSED LOTS  = 25 
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School information:  Elementary  Middle   High School 
    Conowingo  Rising Sun  Rising Sun 
FTE    524   712   1129 
Capacity   458   775     903 
% Utilization   114%   92%   125% 
 
 
Chairman Brown asked Ms. Campbell to clarify §4.1.18 which was mentioned by Mr. Di Giacomo.  
 
Mr. Woodhull, DPW read the comments of the department: 
The Department has no objection to the extension requested.  We request that the Planning 
Commission approval be conditioned on the fact that the Department’s comments be considered as 
read and that they are included in the minutes. 
1. A SWM plan, Road & Storm Drain plan, and a Mass & Final Grading plan must be approved by 

the CCDPW prior to submittal for Final Plat Approval. The Final Plat must include the standard 
note recognizing the applicability of the Lot Grading Plans, which will appear in the minutes but 
will not be read at this time. (“A lot grading plan has been approved by the CCDPW for the 
construction shown hereon.  A site construction as built shall be submitted to the CCDPW prior 
to use and/or occupancy of any of the sites shown hereon. Any change to the Forest Retention, 
Forestation, and Reforestation will require a consistency review, of the SWM approval, with 
CCDPW.”) 

2. The Lot Grading Plan must include the standard note addressing the limits of construction, 
which will appear in the minutes but will not be read at this time. (“No clearing or grading is 
permitted beyond the limits of disturbance show hereon.  Any expanded clearing and/or grading 
in the absence of an approved revised lot grading plan may be considered non-compliance with 
Chapter 251 of the Cecil County Code and either or both the developer and/or Builder may be 
subject to the enforcement of the penalty provisions therein.”) 

3. The stream you propose to discharge the pond to be a tributary of the Octoraro Creek, which has 
a Stream Segment Use Designation of IV-P (Recreational Trout Waters).  The Engineer is 
cautioned that Chapter 3, Section 3.1.1 of the 2000 Maryland Stormwater Design Manual, 
Volume I states “The use of stormwater ponds on coldwater streams capable of supporting trout 
(Use III and IV) may be prohibited.  Stormwater ponds located in Use III and IV watersheds 
should be designed to significantly reduce and/or eliminate thermal impacts.  Refer to Chapter 4, 
Section 4.1 of the 2000 Maryland Stormwater Design Manual, Volume I.” 

4. If stormwater discharge is directed off of the site on to adjacent property it is the responsibility 
of the Developer to obtain appropriate easements from the affected property owners per Section 
251-13 of the Cecil County SWM Ordinance. 

5. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 
A. (5) of the county’s SWM Ordinance. 

6. Sight distance measurements must be provided to the DPW to establish compliance with the 
Cecil County Road Code. 

7. Sight distance measurements for the proposed entrance have been submitted and are acceptable. 
8. Section 3.07.4 of the Cecil County Road Code requires that Cobble Drive intersect Johnson 

Road at 90°.  An intersecting angle between 70° and 90° can be accepted if adequately justified 
by the designer.  This justification has not yet been made, to our knowledge.  Perhaps the 
designer can address that at this time?   

9. Where determined necessary by the utility companies, the owner, the designer, or DPW, utilities 
poles must be relocated at the Owner’s expense. 

10. Johnson Road is approximately 18’ wide with no shoulders and roadside drainage is spotty with 
some poor conditions in and around the proposed entrance. 
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11. Section 3.07.15 of the Road Code nominally directs that Johnson Road be upgraded to a Minor 
Collector Standard for a distance of 100’ either side of the point of intersection between Johnson 
Road and Cobble Drive.  

12. However, the Department anticipates that the addition of some 230 trips per day will require 
substantial off-site roadwork beyond the limits set by Section 3.07. 15.  Existing wetlands may 
complicate this off-site work.   

13. The Developer must address improvements to Johnson Road extending 900’ west and 1,300’ east 
of the proposed entrance.  The improvements will require repair of areas of failed sub-grade 
identified by the Department, installation and or replacement of cross culverts, re-establishment 
of adequate roadside drainage, and overlay of Johnson Road at a minimum 11/2” at the edges 
effecting a 3% cross slope for the entire 2,200’. 

14. The Department will require substantial Geo-tech investigation of the suitability of the sub-
grade, along the proposed roadway, to support a County road.  The area of this investigation 
runs from the area of the proposed SWM facility to the intersection with Johnson Road. 

15. Regardless of phasing, the Department will not accept the internal roads until 80% of all the lots 
are complete, unless the Developer includes a separate, dedicated construction entrance beyond 
the first phase of construction. 

16. The island within the Cobble Drive cul-de-sac bulb must be outside of the County ROW and so 
indicated as is done with the intermediate turnaround. 

17.  The private mini-road proposed must meet the requirements spelled out in Section 2.13 of the 
Road Code. These requirements include placing a statement, on the approved Final Plat that 
clearly outlines the responsibilities of the Mini-Road Maintenance Association in the 
maintenance of roads and storm drainage systems. The recommended wording will appear in the 
minutes, but will not be read at this time: (The proposed internal roads will not be dedicated for 
public ownership or maintenance.  The Mini-Road Maintenance Association shall retain title to 
the road and all maintenance responsibilities.). 

18. The Private Mini-Road must be terminated in a cul-de-sac in accordance with Road Code 
Standard R-15. 

19. The Developer must provide evidence of BG&E’s approval of the mini-road design and crossing 
prior to Final Plat approval.  

20. The BGE gas line must be identified on the plat.  
21. The cul-de-sac does not meet the radius requirements of Road Code Standard (R-14).  The 

radius of the ROW line must be 75’ verses the 65’ graphically shown. 
22. The length of Cobble Drive requires that an intermediate turnaround be provided.  Is the island 

median section of road adjacent to Lot 23 proposed to meet this requirement?  Road Code 
Standard R-16 details the approved geometry for this.  However the Department is open to 
possible alternatives if substantiated by a Road Code Variance request. 

23. Any applicable Road Code Variance must be requested prior to submittal for Preliminary Plat 
approval.     

24. All driveways as well as the mini-road connection to the cul-de-sac must be paved at least to the 
right of way and this must be so indicated on the Lot Grading Plan. 

25. It appears that the property line bisects two existing structures on Lot 24.  What is proposed for 
these structures? 

26. The 2003 aerial photo of this site indicates that there are existing drives interconnecting Lot 24 
with the Lands of Halsey.  Please clarify what is proposed for these. 

27. An Inspection and Maintenance Agreement will be required for the SWM facilities. 
28. A PWA will be required for internal streets and storm drains. 
 
 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
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Chairman Brown asked if anyone would like to speak in favor or in opposition of the project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendation of the staff: 
Grant a one year extension of Preliminary Plat approval. 
 
A motion for the granting of the extension was made by Mr. Doordan. 
The motion was seconded by Mrs. Bowlsbey. 
 
All approved.   Motion carried. 
 
 
3.  Lands of Roger Dale & Aletta F. Poffenbarger, Lot 1 plus Remaining Lands, Concept Plat, 
MD Rte. 276 and Dr. Jack Road, Will Whiteman land Surveying, Inc., Sixth Election District. 
 
Will Whiteman appeared and presented an overview of the project.  Mr. Whiteman explained the 
layout of the property.  As you are looking at the property, the restaurant, liquor store and the 
concrete block building would all be contained within Lot 1.  The restaurant was built over the 
property line and they built it onto the Lands of Marshall.  Mr. Marshall and the owner/builder of the 
restaurant, Richard Kelso has an understanding that Mr. Marshall will add on a strip of land that 
would allow the restaurant to be on Lot 1.  Mr. Marshall was agreeable to adding 6 ft.  There are 
existing buildings on the property currently.  In the rear, there are trailers and some other buildings 
that are to be removed.  They would like to keep the concrete block building for storage.  Everything 
on Lot 1 and the Remaining Lands are all existing situations.  Mr. Whiteman’s biggest concern is if 
they were to apply today’s current BRL’s, they would be going directly through the buildings.  He 
would like to ask the Planning Commission for it’s guidance on how to set the BRL’s to this 
property.  Mr. Whiteman also would like to work with the Planning Commission on the cross 
easements because patrons enter off of MD Rte. 276 to go to the restaurant, the liquor store and to 
come on to Mr. Poffenbarger’s property. There are also people who enter from Mr. Poffenbarger’s 
that don’t come in MD Rte. 276. There will need to be cross easements set up to accommodate the 
flow of traffic.  They would like to see the new cross easements contained within the deeds.  There 
were some questions raised by the Health Department and the possible removal of the sheds on the 
Remaining Lands. 
 
Mr. McDowell asked Mr. Whiteman if the septic disposals that are shown are existing.  Mr. 
Whiteman said they are existing.  Mr. Doordan asked Mr. Whiteman to clarify what exactly he is 
asking from the Planning Commission.  Mr. Whiteman is asking for help in determining where to set 
the BRL’s.  Discussion ensued regarding the plat. 
 
Mr. Whiteman asked for input on the cross easements for the property.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
Regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
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Zoning:  BG 
 
Density:  One lot plus remaining lands are proposed on 2.165 acres, including the .028 acre-add-on 
from Parcel 517.3 

 
Both proposed Lot 1 and the remaining lands meet the BG zone’s minimum lot size requirement.   
 
Note # 5 indicates that the boundary line survey has been completed. 
 
The restaurant on proposed Lot 1 is currently located across the property line, and 2 structures are 
located within the front and side BRLs.4  Therefore, per Note # 10, a setback modification is 
requested.     
 
What will be the disposition of the trailer shown partially on both the remaining lands and proposed 
Lot 1? It will be moved.  On the remaining lands, a number of structures are shown inside the BRL.  
What will be their disposition? If repairs are needed the structures on the Remaining Lands, the 
structures will have to be removed. 
 
Slopes greater than 25% must be shown on the Preliminary Plat. 
 
Unless new construction is proposed, a JD will not be required.  Any new construction will require a 
site plan, and the JD issue will be dealt with at that time. 
 
As noted, this project is exempt from the Forest Conservation Regulations, per §3.2N.  
 
The BG zone’s landscaping and bufferyard requirements (including those covered in §187.2) will 
come into play when and if a site plan may be required. 
 
Note # 11 indicates that the structures located in the septic reserve area on proposed Lot 1 are to be 
removed.  What about those on the remaining lands’ septic reserve area? This will be removed if 
repairs are ever needed. 
 
Any tree removal within a public right-of-way requires approval from the Maryland Department of 
Natural Resources. 
 
The Forest Stand Delineation (FSD) must be approved prior to Planning Commission review of the 
Concept plat (§5.1.C, Cecil County Forest Conservation Regulations). 
 
The Preliminary Forest Conservation Plan (PFCP) must be approved prior to Planning Commission 
review of the Preliminary Plat (§6.2.B(1), Cecil County Forest Conservation Regulations). 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Cecil County Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to any site plan approval. 
 

                                                 
3 §4.0.1 of the Subdivision Regulations allows for the elimination of a Concept Plat for projects with fewer than 10 lots and 25 acres.  §2.0 of the 
Subdivision Regulations allows for a combined Preliminary-Final Plat if there are from 1 to 5 lots. 
4 A number of trailers and structures that are currently within the BRL are proposed to be removed on proposed Lot 1. 
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Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
 
For subdivisions proposed on property contiguous to operating farms, notice shall be provided on the 
plat that an agricultural operation is being conducted on a contiguous property and said agricultural 
operation is protected from nuisance claims provided the conditions of Article I, § 4 are being 
complied with.   
 
Mr. Woodhull, DPW read the comments of the department: 
It appears that this subdivision is for the purpose of creating a new lot around existing structures.  
Any future development proposed on either Lot 1 or the Remaining Lands will require that a SWM 
plan and a Mass and Final Grading plan be approved by the CCDPW prior to approval of any 
building permits. 
 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
 
Mr. Whiteman asked Mr. Moore, DEH about the permit needed for MDE.  Mr. Moore stated it will 
have to be updated with the new owner’s name. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendations of the staff: 
APPROVAL, conditioned on: 

1) The requested setback modifications for existing structures being granted; 
2) All structures proposed to be removed being removed prior to recordation; and 
3) The existing trailer straddling the new proposed property line being moved outside of both 

BRL’s prior to recordation. 
 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mr. McDowell. 
 
All approved.  Motion carried. 
 
 
4.  Larson’s Estate of Skyview, Lots 1-11, Preliminary Plat, Skyview Road, Frederick Ward 
Associates, Inc., Third Election District. 
 
Ed Steer with Frederick Ward Associates and Lee Larson, owner appeared and presented an 
overview of the project.  Mr. Steer stated this project received Concept approval in May 2006 from 
the Planning Commission and went before the TAC in the summer of 2006.  The delay is in the 
boundary and road condition survey work being done on the project.  The boundary survey was 
completed in February 2007 at 39.41 acres.  It did not change any of the density consideration from 
the Concept plan.  They are proposing 11 lots and C.O.S. with Lots 1 - 5 being minor subdivision 
lots at 8.15 acres.  Lots 6-11 will be major subdivision lots at 31.26 acres.  Bonus density is not 
requested.  A JD was applied for in May 2006 and more data was supplied to the Army on June 28, 
2006.  They still have no response from them.   
 
Chairman Brown asked Mr. Steer if the only difference in the plats submitted to the Office of 
Planning and Zoning and the plats handed out today is the engineer’s stamp which was included on 
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the latter of the two.  Mr. Steer said that was correct but another difference is they identified the 
C.O.S. in the center of the cul-de-sac. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
This proposal was found to be in compliance with §3.8 regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  NAR 
 
Density:  The NAR zone permits a maximum base density of 1 du/ 5 ac.   
 
The Concept Plat, proposing 6 major subdivision lots (and 5 minor subdivision lots on 8.73 acres) on 
30.60 (now 39.4149) acres for a density of 1/5.1, was approved on 5/17/06, conditioned on: 

1) The boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
and  

2) Documentation of the completed JD being submitted prior to the Planning Commission’s 
review of the Preliminary Plat. 

 
Bonus density was not sought.   
 
15% common open space is required; 15.66% is proposed.   The fire suppression tank has been 
shown in common open space near the entrance.  As stated at TAC review, if the landscaping island 
in the cul-de-sac is proposed to be common open space, then it must be labeled and its acreage must 
be included in the common open space aggregate acreage. 
 
Note # 1 indicates that the boundary line survey has been completed by Northern Bay.  The 
boundary line survey that was submitted was not a Northern Bay boundary line survey.  As stated at 
TAC review, a signed and sealed copy must at least be submitted prior to the Planning 
Commission’s review of the Preliminary Plat.5  After a phone call to Frederick Ward, it and a sealed 
Preliminary Plat were received at 3:40 p.m. on 2/12/07 (the Planning Commission’s submittal 
deadline was at noon on 2/12/07). 
 
§4.1.22 (a) requires that Preliminary Plats must be sealed.  This one is not.   
 
On slopes between 15 and 25%, good engineering practices shall be used to ensure sediment and 
erosion control and slope stabilization before, during and after disturbance activities.6  Steep slopes 
have been shown. 
 
Stream and wetland buffers have been shown.  Permits are required from the (US Army) Corps of 
Engineers and MDE for all non-tidal wetland and stream impacts prior to recordation.  What 
progress has been made regarding the JD?7  It was already submitted to the Army but no response 
has been given. 
 
There are no habitats of rare, threatened, and endangered species on site. 
 

                                                 
5 A condition of Concept Plat approval was that it be submitted prior  to the TAC’s review of the Preliminary Plat. 
6 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning Ordinance defines steep 
slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil County Forest Conservation Regulations 
define steep slopes as “areas with slopes greater than 25 percent slope.” 
7 The JD’s being completed prior to Preliminary Plat review was a condition of Concept Plat approval.  However, the Corps of 
Engineers advises that JDs are on “hold” pending resolution of the implications of a recent Supreme Court decision.  Under those 
uncertain circumstances, staff will recommend that any approval of a Preliminary Plat prior to said resolution contain a condition that 
documentation of the completed JD be submitted if JDs are once again performed. 
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No landscaping of the development envelope is required and no sidewalks are recommended in the 
NAR zone. 
 
Skyview Road is functionally classified as a local Road.  Therefore, no Bufferyard Standard C is 
required along its frontage. 
 
A Bufferyard Standard A has been shown along the adjacent P. 29 property line.  Since the dwelling 
locations on proposed Lots 8 and 9 are more than 300’ away from said property line, the Planning 
Commission may waive the Bufferyard A requirement, per §22.4.d. 
 
Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.  The 10’ street tree planting easement has been included on the plat.  
Where feasible, the natural vegetative equivalent may be used to satisfy the bufferyard and street tree 
requirements.   
 
The FSD was approved on 5/2/06.  
 
The PFCP was approved on 8/28/06. 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
 
The proposed road name Larson’s Way has been approved.  
 
Access to common open space between lots must be marked with concrete monuments. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
Lots 1 and 2 must be denied access to Skyview Road, per Note # 8. 
 
There are no 100 year floodplains associated with this site, as stated in Note #5 and confirmed on the 
boundary survey. 
 
For subdivisions proposed on property contiguous to operating farms, notice shall be provided on the 
plat that an agricultural operation is being conducted on a contiguous property and said agricultural 
operation is protected from nuisance claims provided the conditions of Article I, § 4 are being 
complied with.  This notice has not been included. 
 
School information:  Elementary  Middle   High School 
    Leeds   Cherry Hill  North East 
FTE    385   571    1110 
Capacity   364   754   1009 
% Utilization   106%    76%     110% 
 
Mr. Woodhull, DPW read the comments for the department: 
1. A SWM plan, Road & Storm Drain plan, and a Mass and Final Grading plan must be approved 

by the CCDPW prior to submittal for Final Plat Approval. The fees for design review of this 
project must be provided at the time of first design submittals.   
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2. Any Road Code Variances sought must be requested prior to submittal for Preliminary Plat 
approval.   

3. Lots 1 & 2 are denied access to Skyview Road.  Add note to preliminary and final plat.   
4. Label the right-of-way dedication as ‘30’ wide strip to be dedicated in fee simple to the Board of 

County Commissioners of Cecil County’.  The right-of-way dedication along Skyview Road is 
scaled from the physical road centerline and offsite areas, i.e. areas of other ownership, should 
not be shown unless those owners have indicated their willingness to dedicate the right-of-way in 
fee simple as part of this project and plat.  Provide additional right-of-way dedication at the 
Skyview Road cul-de-sac just north of Interstate-95.  Right-of-way radius at this cul-de-sac 
should be 75’.    

5. A Dam Breach Analysis is required for the proposed SWM pond.  Verify the hazard class of the 
pond due to the close proximity of the dwellings on the opposite side of Skyview Road. 

6. With the extent of the roadside drainage ditching proposed it is important that the velocity in the 
channels not exceed SHA Design Manual guidelines 

7. Show all private stormwater management and stormwater management outfall easements across 
the common open space on the final plat(s).  Public Storm drainage easements must be separated 
from private stormwater management and access easements. 

8. The applicant has submitted a Protocol 3 Road Condition Survey of Skyview Road.  See the 
Department of Public Works November 2004 Guidance Document for the survey and reporting 
criteria.  The extent of the survey shall cover Skyview Road, from the site’s entrance to 5th 
Avenue.  The Department does not consider offsite road access as adequate under 2.7.1 of the 
subdivision regulations without this requirement being met.  This survey information and an 
initial road improvements proposal are required prior to submittal for planning commission 
review of a preliminary plat. In regards to the required offsite road improvements, the 
applicant/developer is responsible for all right-of-way acquisition and any costs associated with 
the same. 

9. The following standard notes and requirements apply to this plat and project:  The details of 
these notes and requirements will be identified in the record but will not be read at this time: 
9.1 The Final Plat Lot Grading and Lot Grading Plan Construction Limits Notes. 
9.2 Compliance with Sections 251-9.A(5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
9.3 Compliance with Section 3.07.15 of the Cecil County Road Code. 
9.4  Requirements for Utility relocations. 
9.5  Requirements for Public Works Agreements. 
9.6 Requirements for Stormwater Inspection and Maintenance Agreements. 
9.7 Requirements for County Roads. 
9.8  Requirements for Driveways. 
9.9 Requirements for Stopping Sight Distance Measurements. 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note. The Lot Grading Plan must include the standard 

construction limits note.   
a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 

site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance.   

3. Section 3.07.15 of the Road Code requires that Skyview Road be upgraded to a Minor Road standard for 100’ either 
side of the proposed entrance locations. The design engineer must address the requirement for minimum acceleration, 
deceleration, and bypass lanes.  Any right-of-way acquisition necessary shall be performed by the applicant and at the 
applicant’s expense.     
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4. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

5. A Public Works Agreement is required for the streets & storm drainage constructions. 
6. An Inspection & Maintenance Agreement is required for the private SWM facilities.  
7. The street R.O.W. entrance tapers must be offset 25’ from the R.O.W. point of intersection and be straight lines, per 

7.2.12.E.3 of the Subdivision Regulations.  The internal street grade leaving Skyview Road may not exceed 5% within 
the limits of the intersection right-of-way.   

8. All driveways must be paved at least to the right of way.  The driveway paving must be complete for all lots at the time 
when the surface course for the internal roads is installed.  This requirement includes any vacant but platted lots.  Any 
driveway exceeding 5% up-gradient-slope form the roadway must be paved to the crest.  If the development is phased 
these requirements will apply to each phase when 80% of the lots are built-out.  All of these requirements must be 
reflected on the Lot Grading Plan.  

9. Applicant must provide stopping sight distance measurements for the Skyview Road access locations to DPW prior to 
preliminary plat submittal.  Mark the proposed entrance locations in the field by a survey stake or paint.   

 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendations of the staff: 
APPROVAL, conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The FCP and Landscape Plan being approved prior to the Planning Commission’s review of 

the Final Plat; 
4) The adjacent agricultural operation notice being place on the Final and Record Plats; 
5) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 

(FRAs) being recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the Final and Record Plats; 

6) As there is currently no resolution to the JD issue, documentation of the completed JD be 
submitted if JDs are once again performed, prior to Final Plat approval; and 

7) Note #1 being corrected. 
 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mrs. Bowlsbey. 
 
All approved.  Motion carried. 
 
 
5.  Stanfield, Lots 9-22, Preliminary Plat, Middle Road, McCrone, Inc., Fourth Election 
District. 
 
WITHDRAWN 
 
6.  Crane Fields, Lot 9, Final Plat, Wheatley Road, McCrone, Inc., Ninth Election District. 
 
Mike Burcham with McCrone appeared and presented an overview of the project.  This lot was 
previously reserved for future development until certain issues were worked out with PECO Energy 
Company.  The original tract was separated by the PECO Energy ROW and left a 2 acre triangle that 
is now shown as Lot 9 on the western side of the power line ROW.  The access easement across the 
PECO Energy ROW was an item of discussion.  Mr. Montgomery, owner of the property, met with 
PECO Energy in the field to work out the area to cross the PECO Energy ROW.  The area shown on 
the submitted plat is the area that has been agreed upon by PECO but McCrone does not yet have 
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documentation of the agreement.  They are working on getting the needed documentation.  The strip 
of land that is shown behind Lots 5-10 on the eastern side of the ROW is included with this lot.  That 
configuration is for the future owner of Lot 9 to have some rights and use of the PECO Energy 
ROW.   
 
Mrs. Bowlsbey asked about Lots 1-3.  Mr. Burcham said Lots 1-4 are a minor subdivision.  Mr. 
McDowell asked what the reasoning was of putting the offset in the access easement.  Mr. Burcham 
said originally the panhandle to access Lot 9 was shown between Lots 8 and 10 therefore that 
panhandle was there.  That is why it goes from 8 to 10 on the plat.  That location was not satisfactory 
to PECO.  Mr. Knutsen asked if the Planning Commission can vote on this project without written 
permission from PECO.  Ms. Campbell said they can as long as it is conditioned upon PECO’s 
acceptance.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
Regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  NAR 
 
Density:  The NAR zone’s bonus density of 1/3.04 was granted on 4/21/03 with approval of the 
Concept Plat for 18 (numbered 5-22) lots on 54.8 acres, conditioned on: 

1) The Frank Crane Drive road name being approved by the County 911 Emergency Center 
prior to Planning Commission review of the Preliminary Plat; 

2) The intermittent steam and wetland areas being shown, consistent with the FSD, on the 
Preliminary Plat submitted for TAC review; 

3) A survey for the bog turtle being conducted prior to the Planning Commission’s review of 
the Preliminary Plat; 

4) A Jurisdictional Determination (JD) being completed prior to the Planning Commission’s 
review of the Preliminary Plat; and 

5) A Boundary Line Survey being done for the preparation of the Preliminary Plat for density 
calculation purposes. 

 
The Preliminary Plat for proposed Lots 5-10 & 21-22 was approved on 7/21/03, conditioned on: 

1) Health Department requirements being met; 
2) Department of Public Works requirements being met; 
3) The FCP and Landscape Plan being approved prior to the Planning Commission’s review of 

the Final Plat; and  
4) Documentation of the access easement for Lot 9 across the PECO property being provided 

prior to Final Plat Review. 
 
The Preliminary Plat for proposed Lots 11-22 and revised lot 21 was approved on 5/17/04, 
conditioned on: 

1) Health Department requirements being met; 
2) Department of Public Works requirements being met; and 
3) The FCP and Landscape Plan being approved prior to the Planning Commission’s review of 

the Final Plat. 
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Pursuant to §’s 4.1.17 & 4.1.18 of the Subdivision Regulations, the Preliminary Plat approvals were 
extended for one year on 4/17/06 (valid until 4/17/07).   
 
This Final Plat is generally consistent with the approved Concept, Preliminary, and Final Plats, 
though proposed Lot 9 was shown as “reserved for future development.” 
 
The boundary line survey and the JD have been completed.    
 
The habitats of rare, threatened, and endangered species must be avoided.    The Natural Heritage 
Service indicated that bog turtles were known to occur within the vicinity of the site.  A Phase One 
bog turtle habitat report that was submitted on 7/11/03 indicated that one area of potential bog turtle 
habitat exists near to the common open space to the east of what were numbered proposed Lots 19-
20.  Therefore, In accordance with Heritage service guidelines, a 125’ no-disturbance buffer has 
been shown around that habitat area. 
   
No landscaping of the development envelope is required and no sidewalks are recommended in the 
NAR zone. 
 
The 10’ street tree planting easement has been noted and graphically depicted on the plat.  
 
The FSD and PFCP’s have been approved.   
 
The FCP and Landscape Plan were approved on 11/16/06. 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of any Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Record Plat.  
 
The Frank Crane Drive road name has been approved.  
 
Access to common open space between lots must be marked with concrete monuments.   
 
The owner(s) of this proposed lot must become members of the Homeowners’ Association, with $50 
placed in escrow for improvements prior to recordation. 
 
Has PECO formally granted the proposed access easement across their property at the location 
shown? Yes but no documentation has been received from PECO.  So far, no documentation has 
been submitted – only the deed showing it is a possibility. 
 
School information:  Elementary  Middle   High School 
    Calvert   Rising Sun  Rising Sun 
FTE    321   712    1129 
Capacity   304   775     903 
% Utilization   106%    92%    125% 
 
 
Mr. Woodhull, DPW read the comments of the department: 
The required plans are technically complete.  The DPW will not sign the record plat until all 
administrative issues have been addressed to the Department’s satisfaction.  These issues include but 
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not limited to verification from the County Attorney that the crossing easement from PECO Energy 
Company is acceptable to the County 
 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendation of the staff: 
APPROVAL, conditioned on: 

1) Health Department requirements being met; 
2) Department of Public Works requirements being met; 
3) The owners of this proposed lot becoming members of the Homeowners’ Association, with 

$50 placed in escrow for improvements prior to recordation. 
4) A Landscape Agreement being executed prior to recordation; 
5) Deed restrictions for the long-term protection of any Forest Retention/Afforestation Areas 

(FRAs) being recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the Record Plat;  

6) Covenants prohibiting the subdivision of the large lot being recorded and noted on the plat 
prior to recordation; 

7) Any necessary access easements being recorded prior to recordation; and 
8) Documentation being submitted prior to recordation that access to Lot 9 across the PECO 

Energy property has been agreed to at the location shown on the plat. 
 
A motion for approval was made by Mrs. Bowlsbey. 
The motion was seconded by Mr. Doordan. 
 
Chairman Brown asked Mr. Di Giacomo, in regards to the eighth condition read, if there is a 
discrepancy on the location, the plan would have to come back to the Planning Commission.  Mr. Di 
Giacomo said he believes that could be worked out administratively. 
 
All approve.  Motion carried. 
 
 
7.  Baldwin Mill, Lots 1-256, Concept Plat, MD Rte. 277 and Baldwin Church Road, McCrone, 
Inc., Third Election District. 
 
Mike Pugh, consultant, Mike Burcham with McCrone and Rich Julian, owner appeared and 
presented an overview of the project.  They are proposing 256 single family dwelling lots.  The lots 
would have to be served by public water and sewer.  Presently, the public water and sewer that 
would potential serve this site would come from the Meadowview facility.  This property is not 
presently located in the Meadowview WWTP and the MWSP designation.  An amendment will be 
needed to extend the boundaries of the Meadowview facilities.  The property is accessible off of MD 
Rte. 276 ( Elk Mills Road).  Discussion ensued regarding the emergency access to the property and 
the amendment of the MWSP.   
Mr. McDowell asked about the existing buildings on Lot 232.  Mr. Burcham said the parcel that the 
dwelling sits on has been acquired to give emergency to Johnson Lane.  That dwelling is going to be 
created as a life estate when the parcel is purchased by Eastern States Development.   
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Mr. Di Giacomo, P& Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
Regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  SR 
 
Density:  The SR zone permits a maximum base density of 1 du/ 1 ac., or 2/1 with community 
facilities. This Concept Plat8 proposes 256 lots on 243.4 acres, for a proposed density of 1.05/1. 
 
A boundary line survey must be done in conjunction with the preparation of the Preliminary Plat for 
density calculation purposes.  The property shape is inconsistent with those shown on Tax Map 21.  
 
All proposed lots now meet the minimum size. However, some proposed lots (e.g., 148-150) 
previously fell below the minimum SR lot size.  
 
Dwellings or impervious surfaces shall not occur on slopes with a grade of 25% or more covering a 
contiguous area of 10,000 ft2 or more.  On slopes between 15 and 25%, good engineering practices 
shall be used to ensure sediment and erosion control and slope stabilization before, during and after 
disturbance activities. 9 
 
Slopes greater than 25% must be shown on the Preliminary Plat. 
 
A 110’ perennial stream buffer is required from all perennial streams present.  This buffer shall be 
expanded to include contiguous areas of hydric soils, highly erodible soils, and soils on slopes 
greater than 15% -- to a maximum distance of 160’.  Segments of the perennial streambuffers are 
shown outside the floodplain. 
 
A 25’ buffer is required around all non-tidal wetlands and intermittent streams present.  Permits are 
required from the (US Army) Corps of Engineers and MDE for all non-tidal wetland and stream 
impacts prior to recordation.  A JD must be done prior to preliminary plat review by the Planning 
Commission.  What is the character of the stream crossing? They are all going to require permits 
from the Corp. of Engineers but they do believe that the crossings can be constructed in a way to 
permit the passage of the 100 year storm beneath them and not impound the water behind it. 
 
The habitats of rare, threatened, and endangered species must be avoided. 
 
15% common open space is required; 56.9% is proposed. 
 
At a minimum, 15% of the required open space shall not consist of perennial or intermittent stream 
buffers, nontidal wetlands or buffers, steep slopes, or habitats of rare, threatened and endangered 
species.  No more than 40% of the common open space required shall consist of those areas 
designated as nontidal or tidal wetlands.  The C.O.S. sensitive areas thresholds must again be 
calculated for inclusion on the Preliminary Plat.  
20% landscaping of the development envelope is required in the SR zone. 
 
Sidewalks are recommended on at least one side of all internal roads.  
 

                                                 
8 A virtually identical proposal was reviewed by the TAC in October, 2005. 
9 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning Ordinance defines steep 
slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil County Forest Conservation Regulations 
define steep slopes as “areas with slopes greater than 25 percent slope.” 
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Bufferyard Standard C is required, outside the right-of-way, along the road frontages on Elk Mills 
Road. 
 
Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.  Where feasible, the natural vegetative equivalent may be used to satisfy 
the bufferyard and street tree requirements.  In areas with community facilities, no street trees shall 
be planted within 20 feet of sewer laterals and cleanouts. 
 
Any tree removal within a public right-of-way requires approval from the Maryland Department of 
Natural Resources. 
 
The Forest Stand Delineation (FSD) must be approved on 2/16/07. 
 
The Preliminary Forest Conservation Plan (PFCP) must be approved prior to Planning Commission 
review of the Preliminary Plat (§6.2.B(1), Cecil County Forest Conservation Regulations). 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Cecil County Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
 
The following proposed road names have been DISAPPROVED: Baldwin Mill Court, Elk Mills 
Green, Elk Mills Way East, Elk Mills Way West, Feeder Canal Lane, Louise’s Mill Lane, Mill Pond 
Lane, Mill Race Way, and Weave Mill Green.  The internal road names must be approved by the 
County 911 Emergency Center prior to the Planning Commission’s review of the Preliminary Plat.   
 
A  Traffic Impact Study (TIS) is required to be completed prior to the TAC’s review of the 
Preliminary Plat.  256 (was 248) lots with only one entrance raises design and emergency service 
response questions.  Should an emergency incident include an incapacitated train blocking the 
Johnson Lane grade crossing, then portions of this development could be rendered inaccessible.   
 
The TIS should verify that Mill Pond Lane would have adequate queuing capacity at the peak hours, 
as now designed.  Has the feasibility of other access points, including from I-95, been fully 
investigated? Yes, another access is from the Railroad ROW.  Mr. Di Giacomo stated he believes 
that is a very narrow ROW.  Discussion ensued regarding the railroad ROW. 
 
Access to common open space between lots must be marked with concrete monuments. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
The Master Water & Sewer Plan must be amended prior to Final Plat review to include this property. 
 
Documentation of water allocation must be provided by the applicant prior to the Planning 
Commission’s review of the Final Plat. 
 
Documentation of sewer allocation/capacity must be provided by the applicant prior to the Planning 
Commission’s review of the Final Plat. 
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The Record Plats shall contain a statement signed by the Health Department, approving authority, to 
the effect that use of the community water supply and community sewerage system is in 
conformance with the Master Water and Sewer Plan.  
  
The Record Plats shall also contain a statement, signed by the owner, to the effect that such facilities 
will be available to all lots/homes offered for sale. 
 
The contiguous operating farm notice has been provided as Note #17.  
 
Has a stub road/utility easement been considered between proposed Lots 221 & 222? They have the 
panhandle there for connectivity to the C.O.S. 
 
Fire hydrant locations must be selected in consultation with the Singerly Fire Co. and DPW, and 
shown on the Preliminary Plat.  
 
School information:  Elementary  Middle   High School 
    Kenmore  Cherry Hill  Elkton 
FTE    276.5   571    1097 
Capacity   275   754    944 
% Utilization   101%   76%    116% 
 
Mr. Woodhull, DPW read the comments of the department: 
1. A SWM plan, Public Water Distribution and Sewer Collection System plan, Road & Storm 

Drain plan, and a Mass and Final Grading plan must be approved by the CCDPW prior to 
submittal for Final Plat Approval.   

2. This parcel is not located within a Cecil County Master Water& Sewer Plan (MWSP) Public 
Water & Sewer Service Districts.  The Developer must obtain an amendment to the Cecil County 
MWSP before submitting any final plat for planning commission approval.  

3. There is no county sanitary sewer service in the immediate area.  Connection to the Meadowview 
WWTP will be the Developer’s responsibility including obtaining all required easements and the 
installation of the sewer main between the site and the nearest existing manhole.  The applicant 
is also responsible for all costs in doing so. 

4. The Developer must also analyze the existing sanitary sewer main from the proposed point of 
connection to the WWTP to determine if adequate capacity exists in the line.  This analysis must 
be submitted prior to the sanitary sewer plan submittal.  

5. The ability of the existing water distribution system, together with the proposed service 
extensions, to provide adequate fire flow and pressure must be demonstrated through an update 
to the Engineering Report of Meadow View – Highlands Water System Analysis prepared by 
George, Miles, & Buhr, LLC and dated October 2004. The Developer must engage a Maryland 
licensed professional engineer, at the Developer’s cost, to upgrade the water system model.   

6. Has any consideration been given to the providing all or some portion of the potable water needs 
for this development on site (i.e. Aston Pointe or Villages at North East)? Conversations of well 
drilling are still ongoing. 

7. The Developer is responsible to submit an engineer’s preliminary layout for the subdivision 
public water & sewer, including any pumping or booster stations, to the Department of Public 
Works at least thirty (30) days prior to TAC review of a preliminary plat.  

8. The water distribution system proposed should provide for possible future connection capability 
to the lands west of this development. 

9. The Developer is responsible to have the serving fire company review fire hydrant spacing and 
locations prior to final engineering drawings submittal. 

10. An SHA access permit is required for the MD Rte 277 entrance. 
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11. Any Road Code Variances sought must be requested prior to submittal for Preliminary Plat 
approval.   

12. Lots 1 & 48 are denied direct access to Mill Pond Lane. 
13. All lots must access the less major road frontage and be denied direct access to the more major 

road. 
14. All proposed minor roads must be closed section with a minimum 30’ pavement width and all 

proposed minor collector roads must be closed section with a minimum 32’ pavement width 
except for Baldwin Mill Way from Hoagland Lane to Weave Mill Way where 36’ wide 
pavement is required. 

15. The Department has concern that the proposed Mill Pond Lane provides sufficient queuing 
potential for the number of AM/PM peak hour traffic loading generated by this development.  
Applicant’s engineer must provide a queuing analysis demonstrating the ability of Mill Pond 
Lane and Weave Mill Way to handle this loading prior to submitting the preliminary plat for 
TAC review. 

16. Pre-design geotechnical evaluation and borings along the proposed road stream and wetlands 
crossings is required, along with specific remedial recommendations for subsurface drainage and 
street sub grade placement.   

17. The structure on Baldwin Mill Way crossing over the unnamed perennial stream must be 
approved as part of the road plan approval passing the 100 year storm without overtopping.  A 
re-mapping of the 100-year flood plain onsite and a hydraulic analysis of the new stream 
crossing must be submitted by the applicant’s engineer as part of the crossing design. 

18. Likewise the structures crossing the intermittent stream on Baldwin Mill Way, Hoagland Lane, 
and Elk Mills Way East must be approved as part of the road plan approval passing the minimum 
25 year storm without overtopping. 

19. What is envisioned for the proposed 25’ wide emergency access?  A gravel way with an 
acceptable barrier as per the suggestions of the local fire department. The HOA must maintain 
this area. 

20. Show any private stormwater management and stormwater management outfall easements across 
common open space on preliminary and final plats.  

21. What is the proposed disposition of the structures and driveway on Lots 231 & 232? It will 
remain until the Life Estate expires. 

22. The following standard notes and requirements apply to this plat and project:  The details of 
these notes and requirements will be identified in the record but will not be read at this time: 
22.1 The Final Plat Lot Grading, Sidewalk Maintenance, and Lot Grading Plan Construction 

Limits Notes. 
22.2 Compliance with Sections 251-9.A (5), 251-13, and 251-15.D. of the Cecil County 

Stormwater Management Ordinance. 
22.3 Requirements for Utility relocations. 
22.4  Requirements for Public Works Agreements. 
22.5 Requirements for Stormwater Inspection and Maintenance Agreements. 
22.6 Requirements for County Roads. 
22.7  Requirements for Driveways. 
22.8 Requirements for Sewer Service Cleanouts – Location. 
22.9 Requirements for Final Plat - Public Water & Sewer Allocation. 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note and a note indicating that sidewalk maintenance will be 

required of the adjacent property owner (if sidewalks are required). The Lot Grading Plan must include the standard 
construction limits note.   

a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 
site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
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shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Final Plat: “Sidewalk maintenance will be required of the adjacent property owner, as required 
by the Cecil County Road Code.” 

c. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance.   

3. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

4. A Public Works Agreement is required for the streets & storm drainage and public water & sewer system constructions. 
5. An Inspection & Maintenance Agreement is required for the private SWM facilities. 
6. The street R.O.W. entrance tapers must be offset 25’ from the R.O.W. point of intersection and be straight lines, per 

7.2.12.E.3 of the Subdivision Regulations.   The internal street grade leaving Elk Mills Road may not exceed 5% within 
the limits of the intersection right-of-way.   

7. All driveways must be paved at least to the right of way.  The driveway paving must be complete for all lots at the time 
when the surface course for the internal roads is installed.  This requirement includes any vacant but platted lots.  Any 
driveway exceeding 5% up-gradient-slope form the roadway must be paved to the crest.  If the development is phased 
these requirements will apply to each phase when 80% of the lots are built-out.  All of these requirements must be 
reflected on the Lot Grading Plan.  

8. All sewer service cleanouts must be designed to be outside of all paved or concrete areas on each lot and this must be 
shown on the utility plans. 

9. Developer must request and obtain a public water and sewer allocation from the Department of Public Works before 
submitting a final plat to the Cecil County Planning Commission for approval. 

 
 
Discussion ensued regarding the railroad emergency access road.  
 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
Mr. Pugh stated the house that will remain as the life estate will continue to use the well and septic 
until the new water lines are installed.   
Mr. Moore stated that house doesn’t have septic on site at the present time.  Mrs. Bowlsbey asked 
Mr. Moore what the owners currently have.  Mr. Moore said they have a well and a privy. 
Mr. McDowell asked about usable C.O.S. for recreational use.  Mr. Burcham said the area behind 
Lots 213 & 214 as well as the Village Green #2.  At the front of the project, Weave Mill Green is a 
small connector loop in the center.  There is an area clear there for recreational use. 
 
Mr. Woodhull stated that in the road design they address some sort of decorative barrier for the 
safety of the children that will live in the development.  Mr. Pugh said in the front entrance area in 
the first Village Green the clearing area is in the rear.  There is a large buffer between there and the 
main entrance of the development.   
Mrs. Bowlsbey asked Mr. Woodhull how many gallons per day do the average household use for 
water and sewage.  Mr. Woodhull said 219-220 gallons a day per equivalent living unit.  She asked 
if Meadowview has room for the additional capacity.  Mr. Woodhull said that is what the department 
has to look at. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendation of the staff: 
APPROVAL, conditioned on: 

1) The boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
2) Documentation of the completed JD being submitted prior to the Planning Commission’s 

review of the Preliminary Plat; 
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3) The PFCP’s being approved prior to the Planning Commission’s review of the Preliminary 
Plat; 

4) The completion of a TIS (including a queuing analysis of the proposed Mill Pond Lane) prior 
to the TAC’s review of any Preliminary Plat; 

5) The exact limits of the floodplain being established on the plat prior to the TAC’s review of 
any Preliminary Plat; and 

6) The applicant consulting with the CSX Railroad to inform them of the intention of the use of 
the emergency access and provide documentation thereof to all departments involved as well 
as the Planning Commission with the easement information prior to the Planning 
Commissions review of the Preliminary Plat. 

 
 A motion for approval was made by Mr. Knutsen. 
The motion was seconded by Mr. Doordan. 
 
All approved.  Motion carried. 
 
Chairman Brown announced that # 10 on the agenda (Ridgeview) has been withdrawn. 
 
 
8.  Chesapeake Club Fairway Links, Area H-2 & H-3, Lots 188-343, Preliminary Plat Extension, 
Bay Club Parkway, McCrone, Inc., Fifth Election District. 
 
Mike Pugh, Consultant and Mike Burcham with McCrone appeared and presented an overview of 
the project.  This plan received a one year extension in March 2006 that will expire next month.  
After receiving the extension last year they preceded forward with Area H-2 with included 70 units 
of the 156 shown on the submitted plan.  They received final approval on the 70 units in October 
2006.  That plat is currently going through the process of getting the engineering plans formally 
approved and the final stages so they can record the first 70 lots. They have received comments from 
MDE with a few issues that need to be resolved concerning the pump station.  Also, final plat is 
currently being appealed.  Until those concerns can be resolved, they are requesting another one year 
extension. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning = RM.  
 
The original Concept Plat was approved 5/19/87 for 1440 units on 411 acres, for a density of 3.5/1.  
The RM zone allows for a density of 6/1 with community facilities.   
 
A series of revised Concept Plats have been subsequently approved.  They have all adhered to the 
originally-approved density of 3.5/1, and they have reflected changes in only design, layout and 
structure types.   
 
An Area H Preliminary Plat for proposed lots 110-216 was approved on 5/20/02.   
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A revised Concept Plat was approved on 9/16/02, and an Area H-1 Final Plat for proposed lots 128-
187 was approved on 1/22/04. 
 
The Areas H-2 & H-3, Lots 188-343, Fairway Links, Preliminary Plat was approved on 4/19/04, 
conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The FCP and Landscape Plan being approved prior to Final Plat review; 
4)  Sidewalks or walkways, in keeping with the designs of completed sections, being included; 
5) Water allocation must be confirmed by the Town of North East prior to Final Plat approval; 
6) Sewer allocation must be confirmed by the Department of Public Works prior to Final Plat 

approval; 
7) The approximate locations of the townhouse structures being show on the Final Plat; and 
8) Note # 11 being revised to provide the correct number of overflow parking spaces.  

 
The Chesapeake Club H-2 Final Plat was approved on 10/16/06, but it has not been recorded. 
 
§4.1.17 provides that Preliminary Plats shall be valid for two years from date of approval.  
Therefore, the 4/19/04 Preliminary Plat approval was set to expire on 4/19/06, but the Planning 
Commission granted a 1-year extension on 3/20/06, which, in turn will expire on 3/20/07 unless 
either a Final Plat is recorded or the Preliminary Plat’s validity is again extended in the interim.  
   
§4.1.18 of the Cecil County Subdivision Regulations stipulates, “The Planning Commission may, at 
their regular monthly meeting, grant an extension of the Preliminary approval upon application of 
the developer.  In connection with such request, the Commission shall consider the following: 

a) Change of adjoining land use. 
b) Change in street or highway plan. 
c) Change in zoning or subdivision regulations.” 

 
There have been no such changes. 
 
An extension would prolong the validity of the Preliminary Plat for one year from the date upon 
which the extension is granted (2/20/08), not one year from the date on which it would have expired 
(3/20/07).  
 
’04 School information: Elementary  Middle   High School 
    Elk Neck  North East  North East 
FTE    586   818    1030 
Capacity   504   770    995 
% Utilization   116%   96%    104% 
 
’05 School information: Elementary  Middle   High School 
    Elk Neck  North East  North East 
FTE    560   851    1151 
Capacity   514   721   1104 
% Utilization    89%   118%    104% 
 
School information:  Elementary  Middle   High School 
    Elk Neck  North East  North East 
FTE    417   826    1110 
Capacity   479   712   1009 
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% Utilization    87%   116%    110% 
    
Mr. Woodhull, DPW read the comments of the department: 
The Department has no objection to the extension requested.  We request that the Planning 
Commission approval be conditioned on the fact that the Department’s comments be considered as 
read and that they are included in the minutes. 
1. It is the Departments understanding that the Town of North East will be responsible for the 

water mains.  The CCDPW recommends that the water distribution system including fire hydrant 
locations be designed to meet or exceed the County’s standards.  We also recommend that the 
Town request that the serving fire company review fire hydrant spacing and locations.  The 
water lines must be reflected on the sanitary sewer plans and as-builts.  All easements for the 
water lines must be reflected on the final plat. 

2. A SWM plan, Street & Storm Drain plan, Mass and Final Grading plan and Sanitary Sewer Plan 
must be approved by the CCDPW prior to submittal for Final Plat Approval.  

3. Identify the 8” sewer main and SMH 88, associated with Area H-1 construction, on this plat. 
4. The Department has issued a sanitary sewer allocation update letter where by 167 ELU would 

be available for Areas H-1, H-2, & H-3.  The 60 lots in Area H-1 added to the 162 lots proposed 
for Areas H-2 & H-3 equals 222 lots, therefore a deficit of 55 lots (222-167 = 55) will remain 
after the existing allocation is depleted.    

5. In order to minimize the reliance on force mains and pump stations in developing the remainder 
of this property the Department request a strategic plan or if you like a concept of sewer service 
for all further areas of the Chesapeake Club be submitted for review.  All possibilities should be 
explored including the possibility of connecting to the Village at North East.  Such a plan should 
be provided prior to submittal of future sections. 

6. The public Pumping Station must have fee simple access to a county or state road right-of-way, 
and a lot boundary must be show – i.e. the public SPS site will not be on open space. 

7. All sanitary sewer mains located outside of the County’s ROW must be ductile iron and an 
access-way is required along its entire length.  

8. All lots must connect to the sanitary sewer main at the street in front of the units (this is 
particularly in reference to Units 224-234). 

9. The sanitary sewer line must be run to a manhole located beyond the temporary Tee Turnaround 
on Bay Club Parkway. 

10. The phasing of this development will significantly impact the competency of the roadways in 
completed sections because of the potential for large amounts of construction traffic accessing 
later sections.  Subsequently, a phasing plan must be submitted for use in developing a plan for 
when internal road sections will be accepted by the County and the magnitude of maintenance 
bonds that will be required as well as the time frame over which they will be held. 

11. Tournament Circle is not compatible with the bike/pedestrian path system proposed and the 
Department will not support their use in this location.  If the Planning Commission requires 
sidewalks the Department will require that they be located as shown on Standard R-5 of the 
Road Code.  

12. The bike/pedestrian path is acceptable to the Department of Public Works for the remainder of 
the internal streets in Areas H-2 & H-3.  The extent of their use must be delineated on the plat 
for clarity. 

13. If the Planning Commission requires sidewalks, the Final Plats should include a note indicating 
that sidewalks maintenance will be required of the adjacent property owner, as required by the 
Cecil County Road Code.   

14. Any applicable Road Code Variances must be requested prior to submittal for Preliminary Plat 
approval.   

15. Outlet culverts must be extended to the SWM facility.    
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16. The following standard notes and requirements apply to this plat and project:  The details of 
these notes and requirements will be identified in the record but will not be read at this time: 
16.1 The Final Plat Lot Grading, Sidewalk Maintenance, and Lot Grading Plan Construction Limits Notes. 
16.2 Compliance with Sections 251-9.A(5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
16.3       Requirements for Utility relocations. 
16.4       Requirements for Public Works Agreements 
16.5  Requirements for Stormwater Inspection and Maintenance Agreements. 
16.6 Requirements for County Roads. 
16.7 Requirements for Driveways. 

 
 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note and a note indicating that sidewalk maintenance will be 

required of the adjacent property owner (if sidewalks are required). The Lot Grading Plan must include the standard 
construction limits note.   

a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 
site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Final Plat: “Sidewalk maintenance will be required of the adjacent property owner, as required 
by the Cecil County Road Code.” 

c. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance.   

3. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

4. A Public Works Agreement is required for the street & storm drainage construction and the public & private sanitary 
sewer and water system construction. 

5. An Inspection & Maintenance Agreement is required for the private SWM facilities. 
6. The internal street grade leaving Theodore Road may not exceed 5% within the limits of the intersection right-of-way. 
7. All driveways must be paved at least to the right of way.  The driveway paving must be complete for all lots at the time 

when the surface course for the internal roads is installed.  This requirement includes any vacant but platted lots.  Any 
driveway exceeding 5% up-gradient-slope form the roadway must be paved to the crest.  If the development is phased 
these requirements will apply to each phase when 80% of the lots are built-out.  All of these requirements must be 
reflected on the Lot Grading Plan. 

 
 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
 
Mr. Moore stated the Health Department comments were incorrect.  The water allocation is in 
question.  The pump station has to be obtained and acquired statements. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of the project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendation of the staff: 
Granting a one year extension of the Preliminary approval (to expire on 2/20/08). 
 
A motion for the approval of an extension was made by Mr. Knutsen. 
The motion was seconded by Mr. Doordan. 
 
All approved.  Motion carried. 
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The February Planning Commission adjourned for lunch at 12:00 p.m. 
The February Planning Commission was back in session at 12:45 p.m. 
 
9.  Stewart’s Landing (fka Lands of Stewart), Lots 1-30, Preliminary Plat, Oldfield Point Road,  
Morris & Ritchie Associates, Inc., Fifth Election District. 
 
James Keefer with Morris & Ritchie Associates and Steve Breeden with Security Development 
appeared and presented an overview of the project.  Mr. Keefer stated that on the Concept approval 
there were two (2) conditions given with the approval.  The first being a boundary line survey being 
conducted, which has presently been completed and secondly a JD being completed prior to the 
Planning Commissions review of the Preliminary Plat.  That is also complete and copies of that have 
been provided to the Office of Planning and Zoning.  This project went before TAC on May 2006.  
One of the concerns brought forth by TAC was the need for additional wet weather percolation 
testing that has occurred this season.  A FCP has been approved, a sight distance analysis was been 
submitted to their office and they understand that prior to receiving final plat approval they will need 
to have the property placed on the MWSP to get the public water from the Pinehills facility. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  SR10 
 
Density:  The Concept Plat, proposing 30 lots on 44.22 acres, for a proposed density of 0.68/1, was 
approved on 9/19/05, conditioned on: 

1) The boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
and 

2) The JD being completed prior to the Planning Commission’s review of the Preliminary Plat. 
 
Site Data Note # 6 indicates that the boundary line survey has been completed, and the acreage has 
changed to 42.52 acres, adjusting the proposed density to 0.71/1.   
 
There are no slopes greater than 25%.  On slopes between 15 and 25%, good engineering practices 
shall be used to ensure sediment and erosion control and slope stabilization before, during and after 
disturbance activities. 11   
 
The JD was completed on 5/17/06. 
 
15% common open space is required; 33.4% (was 38.7%) is proposed.  C.O.S. sensitive areas 
thresholds have not been included because, as suggested by Site Data Note #21, no sensitive areas 
exist on site.  However, §176.2.d (Zoning Ordinance) includes steep slopes among the sensitive areas, 
and §2 (Subdivision Regulations) defines steep slopes as those with a slope >15%, and slopes >15% 

                                                 
10 The SR zone permits a maximum base density of 1 du/ 1 ac.  Community facilities allow for a permitted density of 2/1.   
11 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning Ordinance defines steep 
slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil County Forest Conservation Regulations 
define steep slopes as “areas with slopes greater than 25 percent slope.” 
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are depicted in areas of common open space (though the plat is difficult to read in that regard).  
Therefore, those thresholds should have been calculated and included on the Preliminary Plat.12 
 
The SR zone requires 20% landscaping of the development envelope. 
 
Sidewalks are recommended on at least one side of all internal roads and along Oldfield Point Road. 
 
Bufferyard Standard C is required, outside the right-of-way, along the road frontages of Oldfield 
Point Road. 
  
Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.  Where feasible, the natural vegetative equivalent may be used to satisfy the 
bufferyard and street tree requirements.   
The Forest Stand Delineation (FSD) was approved on 9/8/05.   
 
The PFCP was approved on 2/15/07. 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Cecil County Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
 
The road names (Stewart’s Landing Court & Stewart’s Landing Drive) have been approved.   
 
Access to common open space between lots must be marked with concrete monuments. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
This site must be included in the Master Water and Sewer Plan prior to the Planning Commission’s 
review its Final Plat. 
 
The Final and Record Plats shall contain a statement signed by the Health Department approving 
authority; to the effect that use of the community water supply system is in conformance with the 
Master Water and Sewer Plan.   
 
The Final and Record Plats shall also contain a statement, signed by the owner, to the effect that 
such facilities will be available to all homes/lots offered for sale. 
 
Verification of water and sewer allocation must be received prior to the Planning Commission’s 
review its Final Plat. 
 
School information:  Elementary  Middle   High School 
    Elk Neck  North East  North East 
FTE    417   826    1110 
Capacity   479   712   1009 
% Utilization    87%   116%    110% 
 
 
                                                 
12 At a minimum, 15% of the required open space shall not consist of perennial or intermittent stream buffers, nontidal wetlands or buffers, steep 
slopes, or habitats of rare, threatened and endangered species.  No more than 40% of the common open space required shall consist of those areas 
designated as nontidal or tidal wetlands. 
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Mr. Woodhull, DPW read the comments of the department: 
1. A SWM plan, Street and storm drainage plan, Water Distribution plan, and a Mass and Final 

Grading plan must be approved by the CCDPW prior to submittal for Final Plat Approval.  
2. Developer is required to have Licensed PE update Pine Hills water system model for average & 

peak domestic water usage, as well as fire flow demands.  Current well yields & tankage 
capacities must also be evaluated along with any remaining build out potential for the existing 
water service district. 

3. The proposed waterline extending from Old Chestnut Road to this site must be located in County 
ROW or an easement if County ROW does not exist. 

4. Verify the hazard class and provide a Dam Breach Analysis for all three SWM ponds proposed.  
5. The outfall from the pond behind Lot 13 must be directed to an existing defined conveyance 

across Lot 116 Arundel.  
6. Show the location of all structures and septic reserve areas on Lots 100, 116, 133 of Arundel as 

well as Lot C-1 on Old Chestnut Road and the untitled lot immediately north of Lot 133.  The 
proposed SWM plan must assure that no adverse impacts will be created by this development on 
these or any other downstream properties. 

7. The required downstream analysis must assure that adequate offsite conveyance exists for each 
of the proposed SWM ponds.  No Road Code Variances has been sought for this development 
therefore, the Department will expect to see that the road & storm drain design complies with the 
Road Code completely.  

8. Closed section pavement width for the proposed internal streets must be 24’ wide due to the size 
of the proposed lots and the close proximity of many of the dwellings to the street. 

9. The correct configuration of the acceleration/deceleration lanes must be shown on the plat. 
10. The impacted culverts under Oldfield Point Road must be analyzed for the 25 year storm.  
11. The Department has made a site visit to determine in general if sight distance issues exist.  This 

is not to be misconstrued as approval of final sight distance requirements for this project.  
Stopping sight distance measurements must still be submitted for review.  Mr. Whittie said they 
did submit the report. 

12. The following standard notes and requirements apply to this plat and project:  The details of 
these notes and requirements will be identified in the record but will not be read at this time: 
12.1 The Final Plat Lot Grading Note and the Lot Grading Plan Construction Limits Note. 
12.2 Compliance with Sections 251-9.A(5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
12.3 Compliance with Section 3.07.15 of the Cecil County Road Code. 
12.4 Requirements for Utility relocations. 
12.5 Requirements for Public Works Agreements. 
12.6 Requirements for Stormwater Inspection and Maintenance Agreements 
12.7 Requirements for County Roads. 
12.8 Requirements for Driveways. 
12.9 Requirements for Stopping Sight Distance 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note and the Lot Grading Plan must include the standard 

construction limits note.   
a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 

site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance.   

3. Section 3.07.15 of the Road Code directs that Oldfield Point Road must be upgraded for a distance of 100’ either side 
of the proposed entrance.  The upgrades in this case will address the new turning movements created by this 
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subdivision. The design engineer must address the requirement for minimum acceleration, deceleration, and bypass 
lanes.  Any right-of-way acquisition necessary shall be performed by the applicant and at the applicant’s expense.     

4. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

5. A Public Works Agreement is required for the county streets & storm drainage constructions. 
6. An Inspection & Maintenance Agreement is required for the private SWM facilities. 
7. The street R.O.W. entrance tapers must be offset 25’ from the R.O.W. point of intersection and be straight lines, per 

7.2.12.E.3 of the Subdivision Regulations.   The internal street grade leaving Weaver Meadows Road may not exceed 
5% within the limits of the intersection right-of-way.     

8. For County Roads, all driveways must be paved at least to the right of way.  The driveway paving must be complete for 
all lots at the time when the surface course for the internal roads is installed.  This requirement includes any vacant but 
platted lots.  Any driveway exceeding 5% up-gradient-slope form the roadway must be paved to the crest.  If the 
development is phased these requirements will apply to each phase when 80% of the lots are built-out.  All of these 
requirements must be reflected on the Lot Grading Plan.  

9. Applicant must provide stopping sight distance measurements for the Olfield Point Road access location to DPW prior 
to preliminary plat submittal.  Mark the proposed entrance locations in the field by a survey stake or paint. 

 
 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendations of the staff: 
APPROVAL, conditioned on: 

1) Health Dept. requirements being met; 
2) DPW requirements being met; 
3) This site’s being included in the Master Water and Sewer Plan prior to the Planning 

Commission’s review its Final Plat; 
4) The FCP and Landscape Plan’s being approved prior to the Planning Commission’s review 

its Final Plat; 
5) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 

(FRAs) being recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the Final and Record Plats;  

6) The C.O.S. sensitive areas thresholds being calculated and submitted to OPZ prior to the 
Planning Commission’s review of its Final Plat; 

7) The Final and Record Plats’ containing a statement (to be) signed by the Health Department, 
approving authority, to the effect that use of the community water supply system is in 
conformance with the Master Water and Sewer Plan; 

8) The Final and Record Plats’ containing a statement, (to be) signed by the owner, to the effect 
that such facilities will be available to all homes/lots offered for sale; and 

9) Verification of water and sewer allocation being received prior to the Planning Commission’s 
review its Final Plat. 

 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mrs. Bowlsbey. 
 
All approved.  Motion carried. 
 
10.  Ridgeview, Lots 1-17, Final Plat, New Bridge Road, Morris & Ritchie Associates, Inc., Eighth 
Election District. 
 
WITHDRAWN 
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11.  Bayhead Shore Estates, Lots 1-75, Final Plat, Carpenters Point Road, Morris & Ritchie 
Associates, Inc., Fifth Election District. 
 
WITHDRAWN 
 
12.  The Estates at Slicer’s Mill, Lots 1-13, Preliminary Plat, Slicer’s Mill Road, KCI 
Technologies, Inc., Sixth Election District. 
 
WITHDRAWN 
 
13.  Elk Nest, Request for Relief of Section 7.6 of Subdivision Regulations, (Received Preliminary 
Plat Extension approval for 1 year ending 12/18/07), Baker, Thomey and Emrey, Fifth Election 
District. 
 
Mr. Doordan stated that this request was submitted by Mr. Dwight Thomey.  Mr. Doordan is a client 
of Mr. Thomey as well as a business associate.  Mr. Doordan has nothing to do with this project and 
he feels he can make a fair and impartial decision in regards to this matter.   
 
Mike Pugh, President, Corridor Land Services appeared and presented an overview of the project.  
Mr. Pugh explained that the majority of this property is located in the Chesapeake Bay Critical Area.  
There is a portion of this property that is not in the Critical Area.  At the end of this property, they 
are constructing a sewage pump station.  That pump station will serve all of the existing waterfront 
residents in that community.  This is a failing septic system area.  The Health Department and DPW 
asked that they include those communities in the plans of development of this property.  They have 
been included.  The reasoning for the submission to the Planning Commission is the Tree 
Afforestation requirement.  In the Critical Area, the number of trees that you have to replace is based 
on the amount of clearing that is done.  It is formula driven.  Unfortunately, this entire site is wooded 
and in order for them to implement this plan and do all of the clearing necessary for the lots in the 
most minimal way they would have to achieve a 3:1 replacement of trees.  The problem is they 
thought they had a site that they could fulfill this requirement but it appears they do not have the site 
available.  Because they cannot find a location in the Critical Area for a non wooded site, the project 
is in jeopardy.  Mr. Pugh is here today to request the Planning Commission consider, enlight of the 
benefits that the project will bring and the fact that the community is engaged in this project, that 
they be given relief from this requirement.  What they are asking is the commission consider finding 
a piece of wetland property or an existing wooded stand that is outside of the Critical Area.  Mr. 
Pugh is doubtful that they will be able to meet the requirements of the forestry in terms of this 
project without some help or relief from the Planning Commission.   
 
At this point, Mr. Sennstrom gave an overview of what Mr. Pugh would like to have done for 
clarification purposes.  Mr. Pugh would like to be able to go outside of the Critical Area at a ratio of 
a 1:1 and find an existing wooded condition along a tributary stream.  Mr. Sennstrom asked if Mr. 
Pugh had a site in mind.  Mr. Pugh said yes but he would rather not mention where at the present 
time.  Discussion ensued regarding the replacement location.   
 
Mr. Doordan does feel the septic system in that area does need to be replaced.  That fact that this 
project would be doing just that would be a great benefit to the area.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Zoning:  SR, MB & LDA 
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Density:  The SR zone permits a maximum base density of 1 du/ 1 ac., or 2/1 with community 
facilities.  The LDA zone permits a density of 3.99/1 or the density permitted in the underlying zone 
(2/1), whichever is more restrictive. 
 
The Concept Plat was approved for 26 Lots at a density 1.4/1 on 6/21/04, conditioned on:  

1) The Jurisdictional Determination being completed prior to the Planning Commission’s 
review of the Preliminary Plat; 

2) A boundary line survey being completed in the preparation of the Preliminary Plat for density 
calculation purposes; and 

3) A study to determine the appropriate termination of the County owned portion of West Shady 
Beach Road, agreeable to the Planning Commission/Department of Public Works. 

 
The Preliminary Plat was approved on 1/18/05, conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The FCP being approved prior to Final Plat review; 
4) Landscape Plan being approved prior to Final Plat review; 
5) Environmental Assessment being approved prior to Final Plat review; 
6) Details of the Final Plat and FCP matching up, including clarification of the Forest Retention 

lines and their identification on both the Final Plat and the FCP. 
 
Pursuant to §4.1.18, the Planning Commission granted a 1-year extension of Preliminary Plat 
approval on 12/18/06.  
 
The FSD was approved on 6/4/04.  
   
The portion of the project located in the Critical Area LDA zone is exempt under §3.2B. 
 
The Preliminary Environmental Assessment was conditionally approved on 1/18/05, as was the 
PFCP.  There are no habitats of rare, threatened, and endangered species on site. 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission’s review of any Final Plat (§6.3.B(1)(a), Forest Conservation Regulations). 
 
No more than 15% of the surface area can be converted to impervious surface in the LDA.   
For proposed lots one acre or less in size (8-26) the impervious cover limitation is 25% (§200.8.a).  
The 15% impervious cover threshold applies to the entire portion of the subdivision within the 
Critical Area and any proposed lots that may yet end up greater than one acre in size. 
 
No more than 20% of the forest or developed woodland may be removed.  
 
§3.5 allows the Planning Commission to make modifications to requirements because of unusual 
circumstances or extraordinary hardship, so long as, in so doing, the intent and purpose of the 
Comprehensive Plan, Zoning Ordinance, and Subdivision Regulations are not nullified.    
 
Until today, it was unknown exactly what the modification of the §7.6 (dealing with the preservation 
of natural cover, inside and outside the Critical Area) requirements that were being requested, to 
what extent (e.g., 40% relief, 75% relief, or 100% relief), and, therefore, while preparing comments, 
OPZ was unable to determine whether or not the request was reasonable in terms of the applicants 
ability to comply.  
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In addition, this issue was not raised at either TAC review, and there is no documentation that the 
Critical Area Commission staff has reviewed or supports this request. 
 
There is now a better sense of the specifics of the unusual circumstances and/or extraordinary 
hardship. 
 
The staff was going to take the position that more information is needed in order to for the Planning 
Commission to render a reasonable decision.  Therefore, adequate information was provided today 
for the staff to make a more educated recommendation. 
 
School information:  Elementary  Middle   High School 
    Elk Neck  North East  North East 
FTE    417   826    1110 
Capacity   479   712   1009 
% Utilization   87%   116%    110% 
 
Mr. Woodhull, DPW read the comments of the department: 
All comments made at the January 18, 2005 Planning Commission meeting still apply and will be 
included in the minutes but not read at this time. 
1. Preliminary Plats must show all information required by Section 4.1.22 of the Subdivision 

Regulations.  Section 4.1.22 k, m, n, & p are relevant in this case and the required information 
must be shown on the Preliminary Plat submitted for Planning Commission review.  This 
required information is lacking for the plat submitted here for your review. 

2. A SWM plan, Road & Storm Drain plan, Sanitary Sewer plan, and a Mass & Final Grading plan 
must be approved by the CCDPW prior to submittal for Final Plat Approval. The Final Plat 
must include the standard note recognizing the applicability of the Lot Grading Plans, which will 
appear in the minutes but will not be read at this time. (“A lot grading plan has been approved 
by the CCDPW for the construction shown hereon.  A site construction as built shall be 
submitted to the CCDPW prior to use and/or occupancy of any of the sites shown hereon. Any 
change to the Forest Retention, Forestation, and/or Reforestation will require a consistency 
review, of the SWM approval, with CCDPW.”) 

3. The Lot Grading Plan must include the standard note addressing the limits of construction, 
which will appear in the minutes but will not be read at this time. (“No clearing or grading is 
permitted beyond the limits of disturbance show hereon.  Any expanded clearing and/or grading 
in the absence of an approved revised lot grading plan may be considered non-compliance with 
Chapter 251 of the Cecil County Code and either or both the developer and/or Builder may be 
subject to the enforcement of the penalty provisions therein.”) 

4. Are any SWM facilities proposed for this site? 
5. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 

A. (5) of the county’s SWM Ordinance.  Special care must be given to the design if a 
concentration of runoff will result from the SWM facilities. 

6. The existing cross culverts under West Shady Beach Road must be shown on the plat per Section 
4.1.22 (p) of the Subdivision Regulations. 

7. If stormwater discharge is directed off of the site on to adjacent property it is the responsibility 
of the Developer to obtain appropriate easements from the affected property owners per Section 
251-13 of the Cecil County SWM Ordinance. Any and/or all structures (i.e. dwellings, 
outbuildings, driveways, etc…) on down-gradient properties so impacted must be identified on 
the SWM Plans. 

8. Careful consideration of the existing stormwater drainage along Hance Point Road must be 
given in developing the Lot Grading Plans for Lots 1-6.  This also applies to the lots located in 
the area of the existing smaller culvert under West Shady Beach Road.  
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9. Is West Shady Beach Road proposed to remain as private?  If so Elk Nest Drive cannot be public 
(non-contiguous).  Please indicate the proposed road ownership on the plat.  

10. Since West Shady Beach Road is to be deeded to the County, the proposed road must be 
constructed to Minor Road standard per the Road Code.  Including the requirement that the road 
must be terminated in a cul-de-sac bulb. This construction will involve working immediately 
adjacent to a wetlands in the area of Lots 15& 16.  Therefore the Department will require 
substantial Geo-Tech investigation of the suitability of the sub-grade, in this area, to meet Road 
Code standards. 

11. The DPW continues to desire that the southern extension of West Shady Beach Road become a 
public road.  This section of road will be the County’s only access to the proposed County owned 
pump station.  The DPW envisions this as being a 16’not 12’ wide paved road ending in a Tee 
Turnaround or parking area for the proposed pump station. 

12. The Board of County Commissioners and this Department have meet with the residents of Lots 1-
22 to discuss the issues of sanitary sewer service and the possibility of the portion of West Shady 
beach Road fronting their lots being made a County road.  We have received endorsement that 
with certain limitations the residences agree to the private lane becoming Public ROW with the 
following restrictions: 

a. A narrower than standard ROW being conveyed to the County. 
b. Lot 29 being denied access to West Shady Beach Road in the area of Lot 7.    

13. The existing community has expressed interest in being included in the sanitary sewer plan. 
14. The cul-de-sac bulb is in non-compliance with the Standard R-13 of the Road Code.  The bulb 

must be 150’ in diameter not 100 as shown.  The change in diameter will require moving the cul-
de-sac bulb east a sufficient distance to maintain the ROW outside of any existing lots (i.e. 15-
17).  The road design must address the access to Lots 1-22 off of the cul-de-sac bulb? 

15. There has been some confusion as to the ownership of Hances Point Road in the area of its 
intersection with West Shady Beach Road.  This is not helped by the plat lacking ownership data 
for this road. 

16. The entrance requirements for West Shady Beach Road on to Hances Point Road will be those of 
the SHA.  Clearly this area of Hances Point Road requires some remediation.  The Applicant 
must coordinate with SHA to obtain access permitting.   

17. Where determined necessary by the utility companies, the owner, the designer, or DPW, utilities 
poles must be relocated at the Owner’s expense. 

18. Sight distance measurements must be provided to the DPW to establish compliance with the 
Cecil County Road Code.  

19. The Department conducted a traffic count study of Hance Point Road on 7/8/04.  This study 
identified an ADT of 2161. 

20. Section 2.13 of the Road Code must be adhered to for the construction of the private mini-road.  
These requirements include a statement clearly outlining the responsibilities of the Mini-Road 
Maintenance Association in the maintenance of roads and storm drainage systems must be 
approved by the Planning Commission and placed on the final plat.  The Department proposes 
the following note: (The proposed internal roads will not be dedicated for public ownership or 
maintenance.  The Mini-Road Maintenance Association shall retain title to the road and all 
maintenance responsibilities.). 

21. All driveways must be paved at least to the right of way and be provided with turnaround 
capability.  The driveway paving, within the ROW, must be complete for all lots at the time when 
the surface course for the internal roads is installed.  The Developer/Contractor must establish 
the driveways for any lots not built –out at that time.  In addition any driveway in excess of 5% 
up-gradient-slope must be paved to the crest and the Developer/Contractor will be responsible 
for this at the time of surface course installation.  If the development is phased this requirement 
will apply to each phase when 80% of the lots are built-out.  All of this must be so indicated on 
the Lot Grading Plan. 
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22. The Lot 15 must be denied access to Elk Nest Drive and Lots 16, & 22 denied access to Elk View 
Court for 75’ from the P.I. with West Shady Beach Road. 

23. Clear up the denied access references associated with West Shady Beach Road. 
24. Do the existing utility lines running adjacent to Lots1-6 and the Common Open Space have an 

easement on any of these lots? 
25. No Road Code Variances have been requested to date.   
26. The sizing and routing of the sanitary sewer lines for this subdivision must follow those 

recommendations set forth in Alternative #5 of the Sewage Collection Alternatives for Carpenter 
Point and Hance Point Study Areas for West Shady Beach Road.  This includes providing a 
pump station to be built adjacent to Lot 7 at the southwestern end of West Shady Beach Road, 
running gravity line from this development along the southern section of West Shady Beach Road 
to the pump station, providing house connection for all dwellings adjacent to this new section of 
gravity main.  The gravity main required from De La Plaine extending toward Hance Point Road 
must be maximized in length to allow as short a run of force main as is possible. 

27. The pump station must be sized for build-out flows in the future design. 
28. The lot containing the pump station must be dedicated to the Cecil County BOCC. 
29. The gravity sanitary sewer line on Elk Nest Drive must be extended to provide for service 

connections to Lots 6-10. 
30. The extent of the design only portion of the proposed sanitary sewer extension should be more 

clearly delineated.  
31. The Department requires that the force main be routed along Hances Point Road rather than 

along the property line of Lots 6 & 7 as indicated. 
32. Easements must be indicated on the plat for all SWM and/or utilities located outside of the 

County ROW 
33. A sanitary sewer line stub-out must be provided on the northern side of the cul-de-sac bulb for 

future connection to Lots 18-22.   
34. The sanitary sewer design for this project must include the design for providing future service, 

“by others”, to these same lots.   
35. The Developer must provide title evidence of ownership of the section of West Shady Beach Road 

from the cul-de-sac to the pump station or establish the existence of all easements and ROW 
required to successfully route the sanitary sewer line to and from the pump station. 

36. An Inspection and Maintenance Agreement will be required for the SWM facilities. 
37. A PWA will be required for the streets and storm drains as well as for sanitary sewer. 
 
 
 
Mrs. Bowlsbey read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. McDowell asked how the new pump station will hook up for the existing homeowners to be 
accomplished.  Mr. Pugh said they are going to construct the station at the developer’s expense, they 
are going to bring the lines to the front of their properties.  They are going to make a connection 
point for their houses.  The homeowners will be responsible under the DPW requirements for all 
hook up requirements and fees associated with a normal hook up process. 
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Mr. Di Giacomo read the recommendations of the staff: 
The Planning Commission exercise its powers under section 3.5 to allow the 1/1 tree replacement 
outside the Critical Area conditioned on: 

1) The exact location being determined; 
2) The location and the planning being part of the FCP/Final Environmental Assessment that 

must be approved by the staff prior to the Planning Commission’s review of the Final Plat; 
and 

3)  A courtesy proposal being submitted to the Critical Area Commission staff for their review 
and comments. 

 
A motion for the relief of this requirement was made by Mr. Knutsen. 
The motion was seconded by Mr. McDowell. 
 
All approved.  Motion carried. 
 
At this point, discussion ensued regarding the setback provisions that would be discussed at the 
evening Planning Commission meeting. 
 
Mr. Doordan made a motion to adjourn. 
The motion was seconded by Mr. Knutsen. 
All approved.   
 
The February Planning Commission meeting adjourned at 1:25 pm. 
 
 
Respectfully Submitted: 
 
 
       
Jennifer Bakeoven 
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  CECIL COUNTY PLANNING COMMISSION 
Meeting Minutes 
19 March 2007 

 
Present: Joyce Bowlsbey; Josh Brown; Pat Doordan; Bob Knutsen; Mark Clark; Bill 

Mortimer; Tim Whittie; Mark Woodhull; Clara Campbell; Fred von Staden; Eric 
Sennstrom; Tony Di Giacomo; Jennifer Bakeoven; Rebecca Demmler; Ken Norris, 
Court Reporter. 

 
Absent:  Clay McDowell. 
 
Call to Order: Chairman Brown called the meeting to order at 10:00 a.m. 
 
Approval of the minutes: A motion was made by Mrs. Bowlsbey and seconded by Mr. Doordan.  
 
Chairman Brown announced the withdrawn plats which included Donna’s Village and Wohner 
Property. 
 
 
1.  Charlestown Crossing, US Rte. 40 & Rte. 7, Preliminary Plat Extension, PUD, Taylor, 
Wiseman & Taylor, Inc., Fifth Election District. 
 
David Meiskin appeared and presented an overview of the project.  Mr. Meiskin believes this project 
is approximately two (2) months away from submitting the final plat to the Planning Commission.  
They are currently waiting on the permits needed for final plat from MDE.  
 
Mr. Di Giacomo, P&Z, read the comments of the department: 
Upon initial inspection, this project was in compliance with §3.8 of the Subdivision Regulations 
regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  SR, M1, BG, and RCA & LDA (Critical Area) – PUD Proposal 
 
Density:  The SR zone permits a base density of 1 du/ 1 ac, 2/1 with community facilities, or 4/1 in a 
Planned Unit Development. 
 

Per §256 of the Zoning Ordinance, the “Sketch Plat/Special Exception Application” was reviewed 
on 9/28/04 by the Board of Appeals1 – at which time, as recommended by the Planning Commission, 
the Board granted a Special Exception, conditioned on the following issues being adequately 
addressed: 

1) No lots are proposed in the M1 zone; 
2) No lots are proposed in the nontidal floodplain; 
3) The complete estimated staging of construction has been shown on the plat and narrative, 

as required in §6.1.1 (e); 
4) The perennial stream buffers have been accurately depicted; 
5) No dwellings are depicted in the perennial stream buffers; 

                                                 
1 Because a PUD is permitted in the SR zone only by Special Exception 
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6) The nature of the proposed uses in the “employment” area in the SR zone have been 
declared and they are, in fact, permitted in the BL zone; 

7) The total number of off-street parking spaces and the space to unit ratio for the proposed 
townhouse condominiums has been provided on the plat, consistent with §4.0.13 (m); 

8) The townhouse condominium lot boundaries are differentiated from the townhouse 
structure footprints, as required in §4.0.13 (m); 

9) A note to the effect that the Critical Area portion of the property is exempt from the Forest 
Conservation Regulations, per §3.2B; 

10) All contradictions between the plat and the narrative have been eliminated; 
11) Reference to §29.5.a in Note # 7 has been corrected; 
12) The elevations of each building type have been provided, per §256.1.a; 
13) The Variance needed to create the townhouse lots on the proposed private roads has been 

cited on the plat, or the proposed private roads are eliminated; 
14) The proposed density has been cited on the plat submitted for review by the Planning 

Commission and Board of Appeals; 
15) A draft of the terms and provisions of the public works agreement being provided in the 

narrative, as required by §256.1.c; 
16) Any townhouse units in excess of 20% are to be considered substituted for permitted semi-

detached or duplex units, with the condition that the total number of townhouse units not 
exceed the proposed 176 units; and  

17) A Traffic Impact Study (TIS) being completed prior to Preliminary Plat and/or Preliminary 
Plat/Site Plan reviews by the TAC.  The TIS must account for the full impact of the full 
potential build-outs in all zoning classifications on the parcel, regardless of whether or not 
they are specifically part of the PUD proposal. 

 
In accordance with §256.5, which stipulates, in part, that “Following approval of the PUD Special 
Exception by the Board of Appeals the PUD or section thereof shall be processed in accordance with 
the provisions of the Cecil County Subdivision Regulations,” the Preliminary Plat, proposing 592 
lots2 at a density of 2.63/1, was approved on 4/18/05, conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The forest retention areas being depicted on the Final Plat; 
4) The FCP and the Landscape Plan being approved prior to the Planning Commission’s 

review of the Final Plat; 
5) Landscape Plan for this PUD proposal including the §187.2 zoning district-separating 

bufferyards details for that part of the M-1 area associated with the proposed water tank, 
filtration station, and wells; 

6) A Site Plan being approved for the Community Center prior to the Planning Commission’s 
review of the Final Plat; 

7) A Plans being approved by DPW for the water tower and the water filtration building prior 
to the Planning Commission’s review of the Final Plat; 

8) No street trees being planted within 20 of sewer laterals and cleanouts; 
9) Confirmation of sewer allocation being received from the Cecil County DPW prior to Final 

Plat review by the Planning Commission; 
10) Confirmation of water allocation being received from the water provider prior to Final Plat 

review by the Planning Commission; 
11) MDE verifying that the water provider has adequate capacity to serve these lots prior to 

Final Plat review by the Planning Commission; 

                                                 
2 On 224.73 SR-zoned acres 
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12) MDE verifying that the GAP is adequate to serve these lots prior to Final Plat review by the 
Planning Commission; 

13) Plans for water facilities demonstrating the ability to provide and maintain adequate quality 
and pressure, and being verified by MDE and the Cecil County Department of Public 
Works prior to Final Plat review by the Planning Commission; 

14) Fee simple access being provided to all stormwater management facilities; 
15) The Landscape Plans for all BG- and M1-zoned site plan projects including the zone-

separating bufferyards depicted on this PUD plat;  
16) The details of the proposed E.M.S. building being reviewed by the County EMS Dept. 

and/or the Charlestown Fire Co. prior to Final Plat review; 
17) The appropriate Charlestown Crossing Boulevard widening being shown on the Final Plat; 
18) The zoning boundaries being corrected; 
19) The proposed uses being made consistent with those permitted in the respective zones; and  
20) Documentation confirming that the Charlestown Volunteer Fire Department deems the cul-

de-sac radii and roadway width are acceptable being received prior to Final Plat review by 
the Planning Commission.  

 
§4.1.17 provides that Preliminary Plats shall be valid for two years from date of approval.  
Therefore, the 4/18/05 Preliminary Plat approval is set to expire on 4/18/07, unless either a Final Plat 
is approved and recorded or, as requested, the Preliminary Plat’s validity is extended in the interim.  
 
§4.1.18 of the Cecil County Subdivision Regulations stipulates, “The Planning Commission may, at 
their regular monthly meeting, grant an extension of the Preliminary approval upon application of 
the developer.  In connection with such request, the Commission shall consider the following: 

a) Change of adjoining land use. 
b) Change in street or highway plan. 
c) Change in zoning or subdivision regulations.” 

 
There have been no such changes. 
 
An extension would continue the validity of the Preliminary Plat for one year from the date upon 
which the extension is granted -- 3/19/08. 
 
School information: Elementary  Middle   High School 
    Charlestown  Perryville  Perryville 
FTE    191.5   709    986 
Capacity   292   688    860 
% Utilization   66%   103%    115% 
 
 
Mr. Woodhull, DPW read the comments for the department: 
The Department has no objection to the granting of an extension to the preliminary plat.  All 
comments made at the April 18, 2005 Planning Commission meeting still apply and will be included 
in the minutes but not read at this time. 
1. Departmental comments from the March 21, 2005 Planning Commission’s hearing of this 

preliminary plat remain valid and are hereby entered for inclusion in today’s record.   
2. A draft PWA has been submitted by the Developer covering the intended construction of public 

streets, storm drains and sanitary sewer, as well as a private water distribution system and 
private stormwater management facilities. 

3. The Applicant will be responsible for improvements to Wells Camp Road to include mill and 
overlay from MD Route 40 to MD Route 7, coring and geo-technical analysis of the road at 
locations identified by this Department, sub-base repair where required, ditch line improvements 
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along the entire road length, and centerline stripping.  These improvements must be completed 
prior to any building permits being issued for Section VI.  

4. The Department understands that the water supply for this development will be a private system 
with an onsite tower and/or tankage.  Review comments have been prepared on this premise and 
would require revision for alternative water system proposals.  Once well yields are developed 
for the site, the Department may request an additional well be drilled and well area established.  
The water distribution system must be designed to meet or exceed the County’s standards.  This 
includes providing fire flow and pressure throughout the development and the use of ductile iron 
water pipe for distribution. The serving fire company must review all fire hydrant spacing and 
locations provided on final construction drawings. An MDE Permit is required for the private 
water system tankage/tower proposed.  A copy of the approved permit must be provided to the 
CCDPW prior to Final Plat approval.  

5. A SWM plan, Road & Storm Drain plan, Public Sanitary Sewer Collection and Pumping 
System/Force main plan, Water Distribution System plan, and a Mass and Final Grading plan 
must be approved by the CCDPW prior to submittal for Final Plat Approval. The Final Plat 
must include the Lot Grading Plan standard note and a note indicating that sidewalk 
maintenance will be required of the adjacent property owner(if sidewalks are required). The Lot 
Grading Plan must include the standard construction limits note.  These notes will be identified 
in the record but will not be read at this time.  

Final Plat: “A lot grading plan has been approved by the CCDPW for the construction 
shown hereon.  A site construction as built shall be submitted to the CCDPW 
prior to use and/or occupancy of any of the sites shown hereon. Any change to 
the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

Final Plat: “Sidewalk maintenance will be required of the adjacent property owner, as 
required by the Cecil County Road Code.” 

Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show 
hereon.  Any expanded clearing and/or grading in the absence of an approved 
revised lot grading plan may be considered non-compliance with Chapter 251 
of the Cecil County Code and either or both the developer and/or Builder may 
be subject to the enforcement of the penalty provisions therein.” 

6. Any improvements associated with the neighborhood park and EMS facility shown must be 
addressed in the site stormwater management design and plan.  

7. If stormwater discharge is directed off of the site on to adjacent property owners it is the 
responsibility of the Developer to obtain appropriate easements from the affected property 
owners per Section 251-13 and Section 251-15.D of the Cecil County SWM Ordinance.  Any 
and/or all structures (i.e. dwellings, outbuildings, driveways, etc…) on down-gradient properties 
so impacted must be identified on the SWM Plans.   Access to Stormwater Management Facilities 
should be in fee simple and stormwater ponds should have a constructed maintenance access.    

8. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 
A. (5) of the county’s SWM Ordinance.  Special care must be given to the design if a 
concentration of runoff will result from the SWM facilities. 

9. The 100-year flood plain must be plotted by elevation (rather than graphically from the FEMA 
maps) on the construction drawings.  This requires an engineer’s analysis. 

10. The Department has reviewed the Taylor Wiseman Taylor study for force main connections and 
does not concur with a direct connection to the Washington Street Pumping Station force main at 
this time.  Further evaluation is needed prior to beginning final site engineering.  The consulting 
engineer will be required to analyze the impact of the new flow on the upgrade work/design 
currently in process for the Washington Street Pumping Station and Force main.   
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11. The Department requests that the proposed water system be stubbed out to U.S. Route 40 and 
MD Route 7 with a valved interconnect and temporary blow-off assembly or a fire hydrant 
[preferred]. 

12. Any proposed sewer alignments outside road rights-of-way are required to have an access road 
along them.  Access road construction may be gravel, 10” depth, with grass cover.  

13. Extend Claiborne Road West beyond Popes Creek Court and add a tee turn around.  Popes 
Creek Court is the minor road and should intersect the collector road (Claiborne) at a stop 
condition.  Claiborne alignment should continue past Popes Creek Court for future 
interconnection to the employment center.  

14. A clarification on street design pavement thickness requirements is offered as follows (the detail 
and extent of prior Departmental comment is superseded by this statement) Charlestown 
Crossing Boulevard must be built to a commercial “Major Collector” road standard (R-10), 
with a structural Number of 7.70, from U.S. Route 40 up to and including the traffic circle. 
Charlestown Crossing Boulevard from the northern traffic circle to MD Route 7 must be built to 
a residential “Minor Collector” road standard (R-7).  Claiborne Road, east and west of the 
circle, must be commercial “Minor Collector” standard (R-9).  Claiborne Road east, from the 
Hopewell Drive intersection to the intersection with Stewart Road, must be designed to a 
residential “Minor Collector” standard (R-7).  The remainder of Claiborne Road east of Stewart 
Road is shown to be a residential ‘Minor Road’ standard (R-6).  Traffic Circle Design must 
accommodate a WB-40 and City-BUS design vehicle within the paved width and a WB-67 truck 
& trailer (interstate) on the apron. 

15. Additional off-street parking spaces should be provided for the three (3) townhouse unit (THU) 
sections of this development. We recommend 40-50 overflow spaces in the Hopewell Drive area. 
It is the Department’s experience that guest/visitor parking capacity is not adequately addressed 
by the spaces provided at each individual THU.  Is their adequate parking provided for the 
Clubhouse shown?  We recommend that the Planning Commission make the additional parking, 
both shown and requested, a condition of approval. 

16. The DPW hereby accepts the proposed minor road right-of-way reductions indicated on the plat.  
Clear line of sight easements, as required by the Road Code, must be shown on the road 
construction drawings and final plats.  However, the Claiborne Road cul-de-sac bulb must be 
built to Road Code Standard R-14 to allow for maintenance access to the pump station, as well 
as the SWM facilities, and the Dove Road cul-de-sac must be designed to accommodate a 42’ 
turning radius rather than the 35’ radius shown.  

17. All driveways must be paved at least to the right of way and those accessing Charlestown 
Crossing Boulevard, Dove Road, and the Minor Collector portion of Susquehannock Drive must 
be designed with on-lot turnaround capability.  The Developer is responsible to complete all 
driveway paving within the road right-of-way at the time of surface course installation for the 
internal streets.  This requirement includes vacant but platted lot driveways.  All driveways 
exceeding 5% up-gradient-slope must be paved to the crest.  If the development is phased this 
requirement will apply to each individual phase as it is completed. The Lot Grading Plan and 
Street Construction Drawings must include notes to this effect. 

18. The proposed internal road layout shown includes several wetlands crossings.  A geo-technical 
investigation of the suitability of the sub-grade soils in these areas to meet Road Code standards 
for County owned roads is required. 

19. The stream crossing for Charlestown Crossing Boulevard will require an MDE permit and is to 
be designed to pass the 100-Year storm without roadway overtopping.    Re-map the 100-year 
flood plain impacted by the road crossing as called for in Comment #6 and based upon the 
crossing engineer’s hydraulic design. 

20. It appears that this crossing may involve a single span in excess of 100’.  This may be beyond the 
capabilities of a bottomless pre-cast arch and, therefore, a bridge may be required.  The road 
design must address this.  Whatever product is used to cross the stream the Department requires 
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borings to be taken, at the point of abutment locations, and indicating adequate bearing capacity 
exists.  Design of the crossing should not proceed prior to preliminary agreement from the DPW 
on the crossing type. 

21. The Department recommends that the Planning Commission condition their approval of Phase 
One upon the Developer obtaining all stream crossing permits for this subdivision layout in 
phase one. 

22. The Department recommends that pedestrian access to the neighborhood park be provided from 
Popes Creek Court, Dove Court and, given the clubhouse location, from King Charles Court as 
well.  Pedestrian access and park improvements to be included in a PWA.     

23. At least one access point into the neighborhood park must be designed and constructed to 
accommodate a 15,000 lb single unit loading, allowing for EMS/Ambulance as well as park 
maintenance equipment access.  

24. Any open space adequately sized and/or proposed for active recreation that abuts “Collector” 
roads should be provided with some form of decorative barrier to separate active open space 
and/or playgrounds and tot lots from travel ways.  This also should be considered for any such 
open space provided on “Minor” roads near their intersection with “Collector” Roads.   The 
Department requires that these ‘barriers’ be shown on the street construction drawings and 
included in the PWA’s for each section/phase of development. 

25. An I&M Agreement is required for all SWM facilities. 
26. Any proposed active recreation will require a list of equipment submitted to the Department of 

Parks and Recreation as well as a PWA to cover the same.  
27. Public Works Agreements will be required for all public infrastructure shown.  A PWA may be 

required for the private water system.   
 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendation of the staff: 
 GRANTING a one-year extension of Preliminary Plat approval.  
 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mr. Mortimer. 
 
All approve.  Motion carried. 
 
 
 
2.  Donna’s Village, Lots 1-33, Old Bayview Road, Final Plat, Frederick Ward Associates, Fifth 
Election District. 
 
WITHDRAWN 
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3.  Bracebridge Estates, Lots 1-106 plus Common Open Space, Grove Neck Road, Final Plat, 
Morris & Ritchie Associates, Inc., First Election District. 
 
James Keefer with Morris & Ritchie Associates, Inc. appeared and presented an overview of the 
project.  Mr. Keefer explained the issues he believes need to be modified on this project.  There were 
a number of conditions that were placed on the approval of the Preliminary Plat.  Those include a 
final lot grading plan given to the Cecil County Health Department.  This had been submitted to 
them along with some other revisions to the plat.  The revised plats that were given to DEH showed 
changed lot lines.  Mr. Keefer said the plat submitted for this meeting, were not updated with the 
changes.  The road and storm drain and SWM has technically been approved, the final FCP and the 
environmental assessment has also been approved.  The landscape plan approval is pending.  The 
Chesapeake Bay Critical Area Commission has approved the plan.  In regards to the eagle’s nest, the 
one that is known is shown and the restrictions that apply to that.  As far as the second nest, it is 
being watched to see if the eagles will return to it.  DNR believes the nests are too close for both to 
be active nests.  They feel the eagles have moved to the second nest.   
 
Mr. Clark asked why this plat was being presented to the commission with so many inconsistencies. 
Chairman Brown stated there is no policy in place for the Planning Commission to not hear all 
applicants regardless of the issues the plats may have.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
This proposal was found to be in compliance with §3.8 of the Subdivision Regulations regarding 
public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public. 
  
Zoning:  SAR & RCA 
 
Density:  The Concept Plat was approved at 1/5 bonus density3 on 7/19/04, conditioned on: 

1) A boundary line survey being done for the preparation of the Preliminary Plat for density 
calculation purposes; 

2) A sensitive species survey being done prior to the Planning Commission’s review of the 
Preliminary Plat; 

3) A JD being done prior to the Planning Commission’s review of the Preliminary Plat; 
4) A note being placed on the plat to the effect that the Critical Area portion of the property 

is exempt from the Forest Conservation Regulations, per §3.2B; 
5) A Traffic Impact Study (TIS) being completed prior to the TAC’s review of the 

Preliminary Plat; 
6) A mid-block turnaround being required on Gettysburg Drive (outside the Critical Area in 

so far as possible) and a mid-block turnaround being waived on McGill Creek Farm 
Lane; and 

7) Water quality issues being met.    
 
A Preliminary Plat with a slightly revised layout was presented to the Planning Commission, for 
informational purposes only, on 11/21/05. 
 
A 1-year extension of Concept Plat approval was granted on 5/15/06.4 
 
                                                 
3 The SAR zone then permitted a maximum base density of 1 du/ 8 ac., or 1/5 if bonus density is granted.  The RCA overlay zone permitted a density 
of 1/20. 
4 A Preliminary Plat was reviewed by the TAC on 4/5/06. 
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The Preliminary Plat, proposing 106 lots on 530.502 acres5 at a density of 1/5.005, was approved on 
8/21/06,6 conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The FCP, Landscape Plan and Final Environmental Assessment being completed prior to 

Final Plat review(s); 
4) The requested (7/11/06 letter) details and plat copy being supplied to the CBCAC staff 

prior to Final Plat review; 
5) The adjacent agricultural operations notice being placed on the Final and Record Plats; 
6) Deed restrictions for the long-term protection of the Forest Retention/ Afforestation Areas 

(FRAs) must be recorded and noted on the plat prior to recordation.  The metes and bounds 
description of the FRA must be shown on the Final and Record Plats; and 

7) Bald Eagles Nest Zone 3’s critical dates being listed on the Final/Record Plats. 
 
The RCA designation is not cited and the boundary is not depicted on the plat.  These deficiencies 
must be rectified. 
 
This submittal reflects reconfigured lots, reducing the number in the Critical Area to 13 – at a 
permitted density of 1/21.57.  That density must be stated on the Final and Record Plat. 
   
15% common open space is required; 27.6% is proposed.  The common open space and the proposed 
large lot, Lot 41, together consist of 65.3% of the total acreage.  Thus, bonus density eligibility has 
been maintained.  
 
All lots except 28-29, 41 and 52-53 are proposed outside the Critical Area Buffer/Expanded Buffer.  
All lots except 41 are proposed outside the 100-yr. tidal floodplain.  Per §241.2.d (1), any building 
sites within the 100-yr. tidal floodplain can be approved only after a Variance has been granted.7  
  
Permits are required from the (US Army) Corps of Engineers and MDE for all non-tidal wetland and 
stream impacts prior to recordation.  Documentation of the completed JD has been received. 
 
The Lot 34-36 lot lines are incorrect.  
 
No landscaping of the development envelope is required in the SAR zone.  
 
Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.    
   
The Forest Stand Delineation (FSD), PFCP, and an Environmental Assessment were approved on 
6/11/04.  
  
The Bald Eagle’s Nest Zone 3’s critical dates have been listed on the plat, but only one nest location 
has been depicted.  The restriction for the “old” nest site remains in effect during the two year period 
between October 27, 2005 and October 27, 2007.  Unless determined otherwise by DNR, two 
eagles’ nests exist until that date and must be included on any Final Plat.  
 

                                                 
5 26.711 acres of tidal wetlands had been deducted for a net tract area of 530.502 acres. 
6 The Critical Area Commission staff raised an issue regarding the RCA density calculation, because some lots outside the Critical Area would be 
served by a SWM facility inside.  In the absence of specific citations regarding the interpretation of CA density calculation in the County or state CA 
Programs, and in the absence of precedents of its application, staff did not perceive that issue as the basis of any recommendation of disapproval of a 
Preliminary Plat.  Subsequently, documentation was received on 1/17/07 that all CA issues had been satisfactorily addressed. 
7 Should any variance application to create a building site in the 100-yr. tidal floodplain be successful, then the requirements of §243 must be strictly 
adhered to.  §241.2.f (2) states that, “High priority should be given to clustering development out of the floodplain while preserving the low lying land 
and forested areas in natural vegetation.” 
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Technically, the final Forest Conservation Plan (FCP) and Landscape Plan have been approved but 
the details do not match the final plat particularly regarding the eagle’s nest. (§6.3.B(1)(a),  Forest Conservation 

Regulations). 
 
It must be noted that the Critical Area portion of the project is exempt under §3.2B.8 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation.  The metes and bounds description of 
the FRA must be shown on the Final and Record Plats.  
Access to common open space between and beside lots must be marked with concrete monuments. 
 
If there are any plans for a community pier, then §’s169 and 198 of the Zoning Ordinance must be 
adhered to.  In addition, an easement will be necessary. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
A Mini-road Maintenance Association for maintenance of the mini road must be established prior to 
recordation, with the owners of all lots accessing the mini-road becoming members. 
 
The contiguous operating farms notice has been provided on the plat.  
 
School information:  Elementary  Middle   High School 
    Cecilton  Bo Manor  Bo Manor 
FTE    306   513   717 
Capacity   295   -----------------1244----------------   
% Utilization   104%   99%    99% 
    
 
Mr. Woodhull, DPW read the comments of the department: 
All plans are technically complete and only administrative issues remain outstanding.  The DPW 
will not sign the record plat until these issues have been addressed to the satisfaction of the 
Department. 
 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Mrs. Bowlsbey questioned President’s Circle.  She doesn’t see the circle.  She believes it could 
cause some confusion.  Mr. Keefer said it is actually in the shape of a horseshoe. 
 
Chairman Brown asked if anyone would like to speak in favor of this project.  No one spoke.  
Chairman Brown asked if anyone would like to speak in opposition of this project.  Jim Kyte, FA 
asked what was planned for fire suppression.  Mr. Keefer was unsure.  Mr. Whittie said he knows a 
tank has not been proposed.  A dry hydrant is a possibility.  Mr. Whittie said he would check on the 
SWM plan to verify. 
 
 
 

                                                 
8 A 110’ tidal wetland and tidal waters buffer shall be established in natural vegetation.  This buffer shall be expanded to include contiguous sensitive 
areas featuring hydric soils, highly erodible soils on slopes greater than 15%, or areas of impact including streams, wetlands, or other aquatic 
environments.  
 



 - 10 - 

Mr. Di Giacomo read the recommendations of the staff: 
DISAPPROVAL, with the recommendation that the plat be resubmitted once: 

1) The FCP/Landscape Plan matches the details on the final plat; 
2) The Critical Area designation has been included: 
3) The Critical Area density has been cited;  
4) The Critical Area boundary has been delineated; 
5) The lot 34-36 lot lines are corrected;  
6) Either it has been determined that there is, in fact, only one eagles’ nest or both eagle’s nest 

are depicted and the protective zones are shown around each; and 
7) There is resolution to fire suppression issue. 

 
A motion for denial for the reasons sighted by the staff was made by Mr. Clark. 
The motion was seconded by Mr. Doordan. 
 
All disapprove.  Motion carried. 
 
 
4.  Bayhead Shore Estates, Lots 1-75, Carpenter’s Point Road, Preliminary Plat Extension, Morris 
& Ritchie Associates, Inc., Fifth Election District. 
 
James Keefer with Morris & Ritchie Associates, Inc. appeared and presented an overview of the 
project.  An extension for the Preliminary Plat approval is being sought.  The construction plans are 
technically approved.  The sewer allocation has been requested but not yet granted therefore, they 
are not able to go through to final plat.  Engineering is essentially the same with this project through 
the various stages with the exception of a slight modification to Lots 17 and 18.  Those lots were 
moved due to sight distance issues.   
 
Mr. Mortimer asked about the one way road on the plat.  Mr. Keefer said it was a condition on a 
previous Planning Commission submission.  Mr. Woodhull said it is due to the width of the road, 
therefore this condition was put forth to the applicant.  Mr. Mortimer asked if it could be used as an 
emergency access if needed.  Mr. Woodhull said yes. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
This project was found to be in compliance with §3.8 of the regarding public notification signs.   
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  MH, MB, SR & LDA 
 
Density:  The MH zone permits a maximum density of up to 4/1 with community facilities. This 
Final Plat is generally consistent with the Preliminary Plat, which proposed 74 dwelling units on 
32.22 MH-zoned acres, for a proposed density of 2.3/1.   
 
The Concept Plat, proposing 91 lots, was approved on 7/19/04, conditioned on: 

1) A JD being completed prior to Preliminary Plat review by the Planning Commission; 
2) A boundary line survey being completed in conjunction with the Preliminary Plat for density 

calculation purposes; 
3) The respective zoning acreages being resolved prior to the TAC’s review of the Preliminary 

Plat; 
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4) A TIS being completed prior to the TAC’s review of the Preliminary Plat; 
5) The TIS including an assessment of the safety advisability of having lots directly accessing 

Carpenter Point Road; 
6) The TIS including an assessment of the safety advisability of having the northern section of 

Carpenter’s point Loop, from the intersection with the proposed Riverside Lane east to 
Carpenter’s Point Road, function as a one-way street; 

7) Having Carpenter Point Loop connecting with Carpenter Point Road;  
8) Variances being obtained for any lots proposed on any private roads;9 and 
9) All legal arrangements for connecting the private roads to County roads being outlined at the 

Preliminary Plat’s presentation to the TAC and Planning Commission. 
 
Preliminary Plats were reviewed by the TAC on 9/1/04 and again on 11/3/04.10  The Preliminary 
Plat, consistent with that reviewed on 11/3/04 at a TAC review, was approved on 4/18/05,11 
conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) Proposed Lot 75’s acreages being included on the Final Plat; 
4) The FCP and Landscape Plan being approved prior to Final Plat review by the Planning 

Commission; 
5) The Final and Record Plats’ containing a statement signed by the Health Department, 

approving authority, to the effect that use of the community water supply and community 
sewerage system is in conformance with the Master Water and Sewer Plan; 

6) The Final and Record Plats’ containing a statement, signed by the owner, to the effect that 
such facilities will be available to all lots/houses offered for sale; 

7) Written verification of water allocation and sewer capacity being received by OPZ prior to 
the Planning Commission’s review of the Final Plat; 

8) Documentation of all approvals for the water system and the operator required by the MDE 
and the Public Service Commission being received by OPZ submitted prior to Final Plat 
review; 

9) Deed restrictions for the long-term protection of the Forest Retention/ Afforestation Areas 
(FRAs) being recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the Final and Record Plats; and 

10) The reforestation areas must be shown on the Final and Record Plats. 
 
§4.1.17 provides that Preliminary Plats shall be valid for two years from date of approval.  
Therefore, the 4/18/05 Preliminary Plat approval is set to expire on 4/18/07, unless either a Final Plat 
is approved and recorded or, as requested, the Preliminary Plat’s validity is extended in the interim.  
If granted, this extension will expire on 3/19/08. 
 
§4.1.18 of the Subdivision Regulations stipulates, “The Planning Commission may, at their regular 
monthly meeting, grant an extension of the Preliminary approval upon application of the developer.  
In connection with such request, the Commission shall consider the following: 

a) Change of adjoining land use. 
b) Change in street or highway plan. 

                                                 
9 In order for lots to be created on a private road, a Variance must first be obtained from the Board of Appeals.  Since Carpenter Point Loop is a private 
road, proposed Lots 62-76 were affected. 
10 The plat modifications made between the 9/1/04 and 11/3/04 reviews were as follows: 1)the number of proposed residential lots was reduced to 74 
(was 90), 2) the number of proposed Critical Area lots was reduced to 41 (was 59), 3) the resubdivision of lots 115-120 in the Riverside Recreational 
Resort, Inc., was excluded, the connectivity of Carpenter Point Loop with Carpenter Point Road was eliminated in favor of Vista Lane’s connecting to 
Carpenter Point Road from the proposed Riverside Lane, and 4) the proposed Riverside Loop was given a smaller footprint – with a reduction in 
impervious cover. 
11 That approval remains valid until 4/18/07, per §4.1.17. 
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c) Change in zoning or subdivision regulations.” 
 
There have been no changes.  
 
 
School information: Elementary  Middle   High School 
 Charlestown  Perryville  Perryville 
FTE    191.5   709    986 
Capacity   292   688    860 
% Utilization   66%   103%    115% 
 
 
Mr. Woodhull, DPW read the comments of the department: 
The Department has no objection to the granting of an extension to the preliminary plat.  
The final plat must have all easements shown and correctly noted per Section 4.1.22 (n) of the 
Subdivision Regulations.  The final plat must also contain the final lot grading note.  
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor of this project.  Beverly Sanders, 
Carpenter’s Point Road spoke.  Ms. Sanders asked about the widening of Carpenter’s Point Road.  
Mr. Keefer said they do not show any highway widening in front of Ms. Sanders parcel.  Shirley 
Frailey, 1475 Carpenter’s Point Road, spoke in opposition of this project.  She is concerned about 
the water runoff of the property onto her property once the trees are cleared on the land.  She said 
she already has a flooding issue that she believes will worsen with the clearing of this property.  She 
would like to see something to protect the homes that are adjacent to the property now.  Mr. Doordan 
asked if her concern has been ongoing.  She said yes, it is nothing that the developer has done, she 
believes the situation will worsen.  Mr. Whittie said a public storm drain and inlets will be installed 
and should improve the situation greatly. 
 
Mr. Di Giacomo read the recommendation of the staff: 
Granting a one year extension of Preliminary Plat approval (to expire on 3/19/08). 
 
A motion for the granting of an extension was made by Mr. Knutsen. 
The motion was seconded by Mr. Doordan. 
 
All approve.  Motion carried. 
 
 
5.  Wohner Property, Lots 1-66, Cat Swamp Road, Preliminary Plat, Morris & Ritchie Associates, 
Inc., Fourth Election District. 
 
WITHDRAWN 
 
 
6.  Village of Stoney Run, Lots 1-396, Nazarene Camp Road, Concept Plat, Morris & Ritchie 
Associates, Inc., Fifth Election District. 
 
James Keefer with Morris & Ritchie Associates, Peter O’Rourke with Delaware Land Associates 
and David Parrack, Esq. appeared and presented an overview of the project.  Based on a deed plot 
this land consists of 137 acres.  A boundary survey is currently in process.  They are proposing 234 
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single family detached homes and 162 townhouses.  The project is proposed to be served with public 
water from the Town of North East and the sewer from Cecil County.  They have provided 
connectivity to the adjacent properties.  They have also provided an emergency access across from 
the main road.  This development will provide more affordable housing. 
 
Mr. Mortimer asked what type of house value they are proposing.  Mr. O’Rourke said he estimates 
the single family homes will be in the $200,000 range and the townhouses will be less.   
 
Mr. Mortimer asked Mr. O’Rourke where the second entrance for emergency access was located.  
Mr. Keefer illustrated on the plat where the second entrance could be found.  The access to the south 
of the property, depending on the future development of the land to the south could ultimately gain 
access to Razor Strap Road.  Mr. Clark asked if, at the present time that would be a dead end.  Mr. 
Keefer said yes. Mr. Mortimer asked if there has been any conversation with the Town of North East 
regarding the water. Mr. O’Rourke said yes, they have a letter expressing the willingness to provide 
the water to the project.   
 
Mr. Knutsen asked if this project provides connectivity to the Jansen property.  Mr. O’Rourke said 
he has been in contact with Mr. Jansen regarding the land and connectivity.  Discussion ensued 
regarding the Jansen property and connectivity provided to it. 
 
Mrs. Demmler asked if some of the lots are located in the wetlands.  Mr. Keefer said there are some 
little isolated areas of wetlands as you come in the access road.  There are some wetlands that will be 
impacted for the entrance road.  Lot 11 also contains isolated wetlands.  Mrs. Demmler asked about 
Lots 22 & 23.  Mr. Keefer said there are no wetlands on Lots 22 & 23.  Discussion ensued regarding 
the wetlands. 
 
Mrs. Demmler asked why they were planning some of the lots so close to the railroad tracks.  Mr. 
O’Rourke said a lot of the land is not useable.  Mr. Keefer said there is a distance between the 
railroad tracks and the property line then from the property line to Dana Lane there is an area to 
provide a buffer.  Dana Lane also provides a separation between the tracks and the homes.  The 
houses will be set back and facing the tracks.  Mrs. Demmler asked if the homes closer to the tracks 
will be offered at a less price.  Mr. O’Rourke believes some people enjoy being close to the tracks.  
The owner takes it upon himself to buy a lot in the area of railroad tracks.  Mrs. Bowlsbey asked if 
they had considered putting fencing up.  Mr. O’Rourke said yes.  Chairman Brown stated the homes 
are uphill from the tracks.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this project was found to be in compliance with §3.8 of the Subdivision 
Regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  RM 
 
Density:  With community facilities, the RM zone permits a density of 6 du/ 1 ac., or 12/1 for 
townhouses.  This Concept Plat proposes 234 single family homes and 162 townhouses on 
approximately 137 acres, for a proposed density of 2.89/1. 
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A boundary line survey must be done in conjunction with the preparation of the Preliminary Plat for 
density calculation purposes. 
 
Dwellings or impervious surfaces shall not occur on slopes with a grade of 25% or more covering a 
contiguous area of 10,000 ft2 or more.  On slopes between 15 and 25%, good engineering practices 
shall be used to ensure sediment and erosion control and slope stabilization before, during and after 
disturbance activities.12 
 
Slopes greater than 25% must be shown on the Preliminary Plat.  Several proposed lots show 
significant steep slope encumbrance.  
 
A 110’ perennial stream buffer is required from all perennial streams present.  This buffer shall be 
expanded to include contiguous areas of hydric soils, highly erodible soils, and soils on slopes 
greater than 15% -- to a maximum distance of 160’13. 
 
The lines representing streams, wetlands, and their buffers frequently converge.  The 100-year 
floodplain has been shown – including the stream running outside its floodplain.  The Preliminary 
Plat must accurately depict the floodplain, per §4.1.22 (i) & §4.1.22 (p).  The SE-most SWM area 
appears to be 160’ from the stream, but there is no buffer depicted. 
 
A number of SWM areas are just outside intermittent stream buffers.  If those buffers are within 
FRAs, then they must be expanded to 50’, and the USGS quad maps show the intermittent stream 
between proposed Lots 218 & 229 to be a perennial stream, instead, requiring a minimum 110’ 
stream buffer.14 
 
A 25’ buffer is required around all non-tidal wetlands and intermittent streams present. Several 
proposed lots show significant areas of wetlands or buffers (9-10 & 27-29).  
 
A number of proposed stream and wetland crossings are depicted. Permits are required from the (US 
Army) Corps of Engineers and MDE for all non-tidal wetland and stream impacts prior to 
recordation.  A Jurisdictional Determination (JD) must be done prior to preliminary plat review by 
the Planning Commission. 
 
The habitats of rare, threatened, and endangered species must be avoided. 
 
15% common open space is required for the single family dwelling section; 20% is required for the 
townhouse section.  50.2% is proposed. 
 
At a minimum, 15% of the required open space shall not consist of perennial or intermittent stream 
buffers, nontidal wetlands or buffers, steep slopes, or habitats of rare, threatened and endangered 
species.  No more than 40% of the common open space required shall consist of those areas 
designated as nontidal or tidal wetlands.  The C.O.S. sensitive areas thresholds must be calculated 
and included on the Preliminary Plat. 
                                                 
12 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning Ordinance defines steep 
slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil County Forest Conservation Regulations 
define steep slopes as “areas with slopes greater than 25 percent slope.” 
13 If necessary, consistent with §174.1.b (1) (a) & (b), since this property is located in the Development District, as defined by the Cecil County 
Comprehensive Plan, the Planning Commission may waive the expanded buffer if evidence is provided that this design would provide the same level 
of water quality or better. 
14 If necessary, consistent with §174.1.b (1) (a) & (b), since this property is located in the Development District, as defined by the Cecil County 
Comprehensive Plan, the Planning Commission may waive the expanded buffer if evidence is provided that this design would provide the same level 
of water quality or better. 
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§176.2.a prohibits any common open space being used for parking.  There can be common overflow 
parking areas, but they cannot be included in the open space total acreage.  Maintenance of the 
common overflow parking areas will be the responsibility of the Homeowners’ Association. 
 
A minimum 25% landscaping is required in the RM zone.  The required (§29.5.a (2)) 25’ peripheral 
Bufferyard standard C has been shown. No parking areas, roadways, or accessory structures shall be 
permitted in the 25’ planted bufferyard.   
 
Sidewalks are recommended on both sides of all internal roads. 
 
Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.  Where feasible, the natural vegetative equivalent may be used to satisfy 
the bufferyard and street tree requirements.  In areas with community facilities, no street trees shall 
be planted within 20 feet of sewer laterals and cleanouts.   How will street tree plantings be 
implemented in the townhouse section? Carefully, due to the perpendicular parking next to the road 
limits the opportunity to plant street trees.  Planning and Zoning has had experience with this type of 
situation.  They plan on consulting with the P&Z staff regarding this issue. 
 
Any tree removal within a public right-of-way requires approval from the Maryland Department of 
Natural Resources. 
 
Bufferyard Standard C is required, outside the right-of-way, along the road frontages of Baron Road.  
The fee-simple road dedication has now been shown. 
   
The FSD has been approved. 
 
The Preliminary Forest Conservation Plan (PFCP) must be approved prior to Planning Commission 
review of the Preliminary Plat (§6.2.B(1), Cecil County Forest Conservation Regulations). 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Cecil County Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation.  The metes and bounds description of 
the FRA must be shown on the record plat.  
 
The road names Linda Lane, Dana Circle, Dana Lane, Dana Court, Mars Lane, & Charles Circle 
were disapproved.  Alternative must be selected and approved by the County 911 Emergency Center 
prior to Planning Commission review of the Preliminary Plat.  
 
A TIS will be required to be completed prior to the TAC’s review of the Preliminary Plat.  What is 
the rationale for proposing Lots 1-9 to be accessed directly from Baron Road? This provides the 
sense of inclusion for the whole community, adjoining developments included. 
 
Additional access points are proposed to the lands of Jansen and the lands of Montgomery Brothers.  
Also, emergency access has been proposed to Baron Road between proposed Lots 3 and 4.  Has any 
coordination taken place with Jansen and Montgomery Brothers? Yes, conversations have already 
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taken place with Mr. Jansen regarding connectivity.  Mr. O’Rourke plans on talking with Mr. 
Montgomery about his future development plans. 
 
Per §29.4(g), no townhouse structure may be closer than 20 feet to an interior roadway or closer than 
15 feet to any off-street parking area.   Building heights have been provided, per §29.4(c).15   The 
minimum distance between townhouse structures shall be 60’ if the structures are face to face.16   
 
Townhouse clusters 308-315 and 316-318, because of the peripheral bufferyard do not appear to 
have any direct access to their rear yards.  Instead of forcing future owners, for example, to carry 
lawn mowers through the interior length of their home in order to mow the rear yard, there should be 
common open space or clear rear yard access easements.  The common open space/access easements 
should be located between townhouse structures and along the rear yards of such dwellings.  All 
clusters would benefit if access easements were included between buildings. 
 
Per Site Data Note # 11, the number of proposed parking spaces is consistent with §’s 274 & 277 of 
the Zoning Ordinance and §4.0.13 (m) 3 of the Subdivision Regulations.   
 
Fire hydrant locations must be included on the Preliminary Plat and finalized in consultation with the 
North East Volunteer Fire Company and DPW.   
 
Lot dimensions are required, per §4.0.13 (j).  The “Typical Layout” schematics do include 
dimensions, but each lot must meet all dimensional standards. 
 
Access to common open space between lots must be marked with concrete monuments. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
A Mini-road Maintenance Association for maintenance of the mini road must be established prior to 
recordation, with the owners of all lots accessing the mini-road becoming members.  Why has Dana 
Court been proposed as a private mini-road? This is a geometric issue. 
 
The Master Water and Sewer Plan classifies this site as W-1 and S-1. 
 
The Record Plats shall contain a statement signed by the Health Department, approving authority, to 
the effect that use of the community water supply and community sewerage system is in 
conformance with the Master Water and Sewer Plan.   
 
The Record Plats shall also contain a statement, signed by the owner, to the effect that such facilities 
will be available to all lots/homes offered for sale. 
 
Written verification of water allocation and sewer allocation must be received prior to Final Plat 
review.  Otherwise, a Final Plat cannot be approved. 
 
For subdivisions proposed on property contiguous to operating farms, notice shall be provided on the 
plat that an agricultural operation is being conducted on a contiguous property and said agricultural 
operation is protected from nuisance claims provided the conditions of Article I, § 4 are being 
complied with.   

                                                 
15 The RM zone’s maximum building height is 35’. 
16 The point of measurement shall be the exterior walls of the structures and does not include balconies or other architectural features.   
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School information: Elementary  Middle   High School 
    Bay View  North East  North East 
FTE    561   826     1110 
Capacity   556   712   1009 
% Utilization   101%   116%      110% 
 
Mr. Woodhull, DPW read the comments of the department: 
1. A SWM plan, Street and Storm Drain plan, Sanitary Sewer plan and a Mass and Final Grading 

plan must be approved by the CCDPW prior to submittal for Final Plat Approval. The fees for 
design review of this project must be provided at the time of first design submittals. 

2. The Department understands that the Town of North East will own the water distribution system 
in this development.  The CCDPW recommends that the water distribution system, including fire 
hydrant locations, be designed to meet or exceed the County’s standards.  We also recommend 
that the Town request that the serving fire company review fire hydrant spacing and locations.  
The water lines must be reflected on the sanitary sewer plans and as-builts.  All easements for the 
water lines must be reflected on the final plat. 

3. More clearly identify stream buffers on the plat.  The Department has concerns that several of 
the proposed SWM facilities may be partially located within a stream buffer, which is not 
allowed. 

4. The inspection & maintenance as well as stormwater conveyance easements must be shown on 
the preliminary plat.  The minimum width is 20’ but may need to be wider depending on the type 
of conveyance proposed. 

5. The access to the SWM facility adjacent to Lots 56 & 57 will require clearing a route through the 
woods similar to what is shown for the facility adjacent to Lots 61-63.  Show this clearing on the 
plat. 

6. As discussed with the applicant off site road improvements will be required on both Baron Road 
& Nazarene Camp Road. 

7. Fire Brick Way serves as access to 121 townhouses plus as connectivity to future development 
on the Montgomery Brothers property.  This connectivity if & when made would allow for 
access to this development from Razor Strap Road.  As such it can expect to see higher traffic 
loading than just that generated by the 121 townhouses. 

8. The same holds true for Linda Lane with the exception of connectivity to the Jansen property.  
9. The 3.02 parking spaces per townhouse unit better suits the fact that both Linda Lane & Fire 

Brick Way will serve as collector roads accessing future development on adjoining properties as 
well as serving as a future second access to the existing County road network than 2.67 seen at 
TAC.  This is more in line with Persimmon Creek Section IV & V proposal of approximately 
3.24 spaces per unit.   

10. Fire Brick Way & Linda Lane must be terminated in temporary tee turnarounds until such time 
as they are extended onto the adjoining properties. 

11. The Department has concern that the proposed unnamed entrance road needs to provide 
sufficient queuing potential for the number of AM/PM peak hour traffic loading generated by 
this development.  The Applicant’s engineer must provide a queuing analysis demonstrating the 
ability of entrance road and Linda Lane to handle this loading prior to submitting the preliminary 
plat for TAC review. 

12. The location of Lots 10 & 11 on the proposed boulevard entrance road is very poor planning that 
will require the residents of these two lots to make turning movements in the main ingress & 
egress traffic flow of this development.  The Department strongly recommends that the Planning 
Commission require that they no lots be allowed to front & access the boulevard entrance road.  
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If the Planning Commission allows this access the Department strongly recommends that the two 
lots be provided with turnaround capability on their driveways to allow for safer egress. 

13. Lots 9 & 12 must be denied direct access to the unnamed entrance road and this must be clearly 
indicated on the final & record plats as well as the lot grading plan. 

14. Pre-design geotechnical evaluation and borings along the proposed road stream and wetlands 
crossings is required, along with specific remedial recommendations for subsurface drainage and 
street sub grade placement. 

15. The structure on Mars Lane crossing over the unnamed perennial stream must be approved as 
part of the road plan approval passing the 100 year storm without overtopping.  A re-mapping of 
the 100-year flood plain onsite and a hydraulic analysis of the new stream crossing must be 
submitted by the applicant’s engineer as part of the crossing design. 

16. Likewise the structures crossing streams on Fire Brick Way must be approved as part of the road 
plan approval passing the 25 year storm without overtopping. 

17. Closed section road is required per Section 2.07 of the Road Code. 
18. Mars Lane and Linda Lane north of the proposed entrance must have 32’ wide pavement section 

while all minor roads serving single family detached dwellings must have 30’ pavement section. 
19. What is proposed for the emergency access shown? Grass pavers with a barrier. 
20. All lots must access the least major road frontage available to it and be denied direct access to 

the more major road frontage.  This must be clearly identified on the final & record plats as well 
as the lot grading plan. 

21. The standard fee simple ROW dedication note is required for the Baron & Nazarene Camp Road 
frontages.  

22. Lots 205 & 211 must access Dana Court and be denied direct access to Dana Circle.  The owners 
of Lots 205-211 must become members of a mini road maintenance association for Dana Court 
and their rights and responsibilities must be identified in the deeds for these lots. 

23. The Fire Brick court cul-de-sac bulb is in non-compliance with Road Code as to its radius. 
24. Any Road Code Variances sought must be requested prior to submittal of the Preliminary Plat to 

the Planning Commission for review.   
25. Based upon the current permitted WWTP capacity at the Seneca Point WWTP, as well as 

projects already in various stages of county design approval, concept through final, no public 
sewer allocation is anticipated to be available for this project until or unless WWTP capacity is 
expanded, other approved projects do not proceed, or existing public sewer allocations expire 
and are not renewed.  The Developer proceeds with any and all project engineering at his own 
risk. 

26. The nearest county sanitary sewer service is the Stoney Run Interceptor line.  Connection to this 
main will be the Developer’s responsibility including obtaining all required easements and the 
installation of the sewer main between the site and the main.  The applicant is also responsible 
for all costs in doing so. 

27. The Developer must also analyze the existing sanitary sewer main from the proposed point of 
connection to the Washington Street Pump station to determine if adequate capacity exists in the 
line.  This analysis must be submitted prior to the sanitary sewer plan submittal. 

28. The Developer is responsible to submit an engineer’s preliminary layout for the subdivision 
public sewer, including any pumping stations, to the Department of Public Works at least thirty 
(30) days prior to TAC review of a preliminary plat. 

29. Any pump station required must be located on a lot dedicated in fee simple to the Cecil County 
BOCC. 

30. All sanitary sewer lines located outside of the County ROW or deeper than 15’ must be ductile 
iron. 

31. All easements for sanitary sewer lines must be reflected on the preliminary plat presented to the 
TAC. 
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32. The following standard notes and requirements apply to this plat and project:  The details of 
these notes and requirements will be identified in the record but will not be read at this time: 
32.1 The Final Plat Lot Grading Note and the Lot Grading Plan Construction Limits Note. 
32.2 Compliance with Sections 251-9.A (5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
32.3 Compliance with Section 3.07.15 of the Cecil County Road Code. 
32.4 Requirements for Utility relocations. 
32.5 Requirements for Public Works Agreements. 
32.6 Requirements for Stormwater Inspection and Maintenance Agreements 
32.7 Requirements for County Roads. 
32.8 Requirements for Driveways. 
32.9 Requirements for Stopping Sight Distance 
32.10 Requirements for Private Mini Roads 
32.11 Requirements for Sewer Service Cleanouts – Location. 
32.12 Requirements for Final Plat - Public Water & Sewer Allocation. 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note and the Lot Grading Plan must include the standard 

construction limits note.   
a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 

site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance.   

3. Section 3.07.15 of the Road Code directs that Baron Road & Nazarene Camp road must be upgraded to a Minor 
Collector Road Standard for a distance of 100’ either side of the proposed entrances. The design engineer must address 
the requirement for minimum acceleration, deceleration, and bypass lanes.  Any right-of-way acquisition necessary 
shall be performed by the applicant and at the applicant’s expense.     

4. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

5. A Public Works Agreements are required for the sanitary sewer construction and county streets & storm drain 
construction. 

6. An Inspection & Maintenance Agreement is required for the private SWM facilities. 
7. The street R.O.W. entrance tapers must be offset 25’ from the R.O.W. point of intersection and be straight lines, per 

7.2.12.E.3 of the Subdivision Regulations.   All curves must comply with the Road Code (Section 3.04).The internal 
street grade leaving Weaver Meadows Road may not exceed 5% within the limits of the intersection right-of-way.     

8. For County Roads, all driveways must be paved at least to the right of way.  The driveway paving must be complete for 
all lots at the time when the surface course for the internal roads is installed.  This requirement includes any vacant but 
platted lots.  Any driveway exceeding 5% up-gradient-slope form the roadway must be paved to the crest.  If the 
development is phased these requirements will apply to each phase when 80% of the lots are built-out.  All of these 
requirements must be reflected on the Lot Grading Plan.  

9. Applicant must provide stopping sight distance measurements for the Baron Road & Nazarene Camp Road access 
locations to DPW prior to preliminary plat submittal.  Mark the proposed entrance locations in the field by a survey 
stake or paint. 

10. The private mini-road plans must adhere to the provisions of Section 2.13 of the Road Code which addresses 
requirements for private roads.  A statement clearly outlining the responsibilities of the homeowners in the maintenance 
of roads and storm drainage systems must be approved by the Planning Commission and placed on the final plat.  Deed 
restrictions must be developed and recorded in accordance with Road Code Section 2.13.D.  If mini-road profile grades 
exceed 5%, the mini-road travel way and cul-de-sac must be paved in accordance with Section 2.13.F of the Road 
Code. 

11. All sewer service cleanouts must be designed to be outside of all paved or concrete areas on each lot and this must be 
shown on the utility plans. 

12. Developer must request and obtain a public water and sewer allocation from the Department of Public Works before 
submitting a final plat to the Cecil County Planning Commission for approval. 
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Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Mr. Mortimer said to Mr. Woodhull that the list of requirements by DPW seemed extensive.  Mr. 
Woodhull said it is very common for a Concept Plat. 
Mrs. Bowlsbey asked if the HOA is going to be managed.  Mr. O’Rourke said anything that would 
be required would be done. 
Discussion ensued regarding the traffic effects at the entrance. 
Mr. Clark asked Mr. Mortimer if he shared in the concern for the length of Fire Brick Way.  Mr. 
Mortimer said he thinks there definitely needs to be a turn around.  Mr. Woodhull said there is a 
temporary tee turnaround presently proposed because of the projected connectivity with the land 
owned by Montgomery Brothers.  Barry Montgomery was present at the meeting and was asked to 
comment on the future development of this property. Mr. Montgomery said he and Mr. Jansen have 
had discussions in the past.  His land is very developable.  Discussion ensued regarding the future 
development and connectivity to the adjoining properties. 
 
Chairman Brown asked if anyone would like to speak in favor of this project.  No one spoke.   
 
Chairman Brown asked if anyone would like to speak in opposition.  Keith Baynes, Esq. spoke.  Mr. 
Baynes stated he represents Mr. John Jansen, owner of the property to the south of the Village of 
Stoney Run named Stoney Run Creek Estates.  Mr. Baynes presented the Planning Commission a 
plat containing both Mr. Jansen’s property and the Villages of Stoney Run.  He acknowledged the 
access that was provided via Linda Lane but they are asking that two additional access points be 
provided for Mr. Jansen’s property. Mr. O’Rourke believes the one (1) access already given to the 
Jansen property should be sufficient.  For him to provide two (2) additional access points for Mr. 
Jansen, Mr. O’Rourke would lose at least two (2) lots from his development.   
Mr. Clark expressed his disapproval of the layout, particularly connectivity and the large long dead-
end road on the property.  He believes the developers should work better with each other and he 
believes the long dead end is not a practical or safe layout.  Discussion ensued regarding the layout 
and connectivity issues. 
 
Mr. Parrack gave an overview of the project and why he believes the developer of this land has 
provided everything required of them. 
 
John Jansen was next to speak in opposition of this project.  He said that it has been stated that he 
bought this property land locked.  Mr. Jansen said this is not true.  When he bought the property he 
had access to the Northwoods subdivision.  The access from Northwoods was taken away with no 
notice.  He then requested access through Northwoods but that request was denied.  He said he has 
done everything possible to keep the Commission informed on what he plans to do with the land.  
He has been in contact with Mr. O’Rourke several times over the past three (3) years and has always 
been very accommodating to his needs.  He made it clear to Mr. O’Rourke he would match his 
design to whatever Mr. O’Rourke’s design may be.  He kindly requests from the Villages of Stoney 
Run the additional access through the single family development as a separate pod. 
 
Mr. Mortimer believes that having this developer responsible for providing three (3) access points to 
Mr. Jansen is an unfair burden on the developer.  Mr. Jansen responded he was only asking for two 
(2) access points, the third would be for the lands south owned by the Montgomery Brothers.  
Discussion ensued regarding the granting of the additional access points to the Jansen property. 
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Mr. Di Giacomo, P&Z read the recommendation of the staff: 
APPROVAL, conditioned on: 

1) A boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
2) A TIS being completed prior to the TAC’s review of the Preliminary Plat; 
3) A field-delineated 100-year floodplain boundary being used on the Preliminary Plat; 
4) All road names being approved prior to the Planning Commission’s review of the 

Preliminary Plat; 
5) The PFCP being approved prior to the Planning Commission’s review of the Preliminary 

Plat; 
6) The JD being completed prior to the Planning Commission’s review of the Preliminary 

Plat; 
7) All stream buffers being depicted prior to the TAC’s review of the Preliminary Plat; 
8) At a minimum, access easements being designed for proposed lots 308-315 and 316-318 

prior to the TAC’s review of the Preliminary Plat; and 
9) A redesign to eliminate the three (3) adjacent panhandle lots, being 87, 88 & 89, as that 

type of design is prohibited by the Cecil County Subdivision Regulations. 
 
A motion for approval with conditions was made by Mr. Doordan. 
The motion was seconded by Mr. Knutsen. 
 
Mr. Clark stated again he feels this design is not a good design due to the long road to the south.  He 
strongly opposes this design.   
Mrs. Bowlsbey asked the length of the road.  Mr. Keefer said about 2000 ft. 
Chairman Brown reminded the Commission they are there to approve layout of the project. 
 
Votes for approval with conditions include Mr. Doordan, Mr. Knutsen and Mrs. Bowlsbey. 
Votes for disapproval include Mr. Clark and Mr. Mortimer. 
 
Motion for approval carried. 
Project approved. 
 
 
7.  Stoney Run Creek Estates, Lots 5-14, Razor Strap Road, Revised Concept Plat, McCrone, 
Inc., Fifth Election District. 
 
Mike Burcham with McCrone, Inc., Keith Baynes, Esq., and John Jansen, owner appeared and 
presented an overview of the project.  This is a revised concept plat.  A concept plan was submitted 
on this entire property but was disapproved in September 2006 by the Planning Commission.  They 
are requesting approval today for 14 additional townhouses that would extend off of Stoney Run 
Creek Road from the Silverado project.  Coordination is in place with Mr. Jansen and Mr. 
Montgomery, owner of the Silverado project to extend Stoney Run Creek Road into Mr. Jansen’s 
property by relocating the cul-de-sac that is currently where proposed units 1-4 are located.  Mr. 
Jansen owns 2 parcels that make up this perimeter, as this process moves forward they will readjust 
the property lines to create approximately a fifteen (15) acre parcel for the 14 units to be developed.  
The other twenty nine (29) acres would be left for future development.  Mr. Burcham explained 
when the Silverado project was approved the area of the cul-de-sac was granted an exemption from 
the perennial stream buffer.  The extension of this cul-de-sac and the placement of the new cul-de-
sac creates a little sliver of land that would also need an exemption from the perennial stream buffer 
for this proposed design.  Mr. Burcham formally requests a stream buffer exemption for the 
proposed entrance road. 
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Mr. Mortimer asked if Stoney Run Creek Road will eventually extend into the future development of 
this land.  Mr. Burcham said no, it would terminate this cul-de-sac and that will be the end for the 
southern portion of the property.  Mr. Mortimer than asked why they wouldn’t extend it for the 
purpose of having multiple access points into the whole development.  Mr. Burcham said the 
environmental impact associated with crossing Stoney Run is the major factor in not crossing. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  RM 
 
Density:  The RM zone permits a density of up to 12/1 for townhouses.  This Concept Plat17 
proposes 14 townhouse lots, common open space, and right-of-way.   
 
1.05 acres, and 4 proposed lots, are actually part the Silverado subdivision, who’s Concept Plat, 
proposing 71 townhouse lots on 14.98 acres, for a proposed density of 4.74/1, was approved on 
8/15/05, conditioned on: 

1) The boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
2) The JD being completed prior to the Planning Commission’s review of the Preliminary Plat; 

and 
3) The TIS being completed prior to the TAC’s review of the Preliminary Plat. 

 
The Silverado Preliminary Plat was approved on 4/17/06, conditioned on:  

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The FCP and Landscape Plan being approved prior to Final Plat review; 
4) All required documents from AT&T granting permission or agreeing to easement impacts 

must be received prior to Final Plat review; 
5) Water allocation being confirmed in writing by the Town of North East prior to Final Plat 

review; 
6) Sewer allocation must be confirmed by the DPW prior to Final Plat review; 
7) An amended TIS has been submitted, reviewed, and its conclusions and recommendations 

agreed to; 
8) The Stoney Run Creek Road teardrop turnaround design, without the §29.5.a (2) bufferyard 

requirement, being conditionally approved contingent upon future adjacent Northwoods 
sections showing the adjacent Northwoods area as common open space; and 

9) Fire hydrant locations being finalized in consultation with the North East Volunteer Fire 
Company and the Department of Public Works. 

 
The approval of this Concept Plat would, in effect, revise the approved Silverado Preliminary Plat.  
The additional lots will not create a density issue. In addition, the Silverado PFCP (approved on 
4/13/06) will then need to be revised.  
 

                                                 
17 A version showing connectivity to Northwoods and the adjacent Mars property was presented to the Planning Commission, for information only, on 
8/21/06.  It was subsequently disapproved on 9/18/06. 
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The purely Stoney Run Creek Estates part of this Concept Plat proposes 10 lots, common open 
space, right-of-way, overflow parking, and lands of future development on 44.2 acres, for a proposed 
density of 0.226/1.  
Stoney Run Creek Estates Concept Plats for the adjacent Mars property were reviewed by the TAC 
on 9/1/04, 3/7/07 and again today by the Planning Commission.18  That reviewed today showed 
roadway connectivity to the area here shown as reserved for future development.  At TAC review, 
all applicants were encouraged to coordinate their layout designs to ensure connectivity. 
 
A boundary line survey must be done in conjunction with the preparation of the Preliminary Plat for 
density calculation purposes. 
 
Dwellings or impervious surfaces shall not occur on slopes with a grade of 25% or more covering a 
contiguous area of 10,000 ft2 or more.  On slopes between 15 and 25%, good engineering practices 
shall be used to ensure sediment and erosion control and slope stabilization before, during and after 
disturbance activities.19 
Slopes greater than 25% must be shown on the Preliminary Plat. 
 
A 110’ perennial stream buffer is required from all perennial streams present.  This buffer shall be 
expanded to include contiguous areas of hydric soils, highly erodible soils, and soils on slopes 
greater than 15% -- to a maximum distance of 160’. 
 
A 25’ buffer is required around all non-tidal wetlands and intermittent streams present.  Permits are 
required from the (US Army) Corps of Engineers and MDE for all non-tidal wetland and stream 
impacts prior to recordation.  A Jurisdictional Determination (JD) must be done prior to preliminary 
plat review by the Planning Commission.20 
 
The habitats of rare, threatened, and endangered species must be avoided. 
 
20% common open space is required; roughly, 31% is proposed.   
 
A minimum, 15% of the required open space shall not consist of perennial or intermittent stream 
buffers, nontidal wetlands or buffers, steep slopes, or habitats of rare, threatened and endangered 
species.  No more than 40% of the common open space required shall consist of those areas 
designated as nontidal or tidal wetlands.  The C.O.S. sensitive areas thresholds must be calculated 
for inclusion on the Preliminary Plat. 
 
§176.2.a prohibits any common open space being used for parking.  There can be common overflow 
parking areas, but they cannot be included in the open space total acreage.  Maintenance of the 
common overflow parking areas will be the responsibility of the Homeowners’ Association. 
 
A minimum 25% landscaping of the development envelope is required in the RM zone.  In addition, 
all areas not occupied by buildings, roads, parking areas, service areas, or other required or permitted 
uses, including open spaces and usable recreation areas shall be landscaped by lawns, trees, shrubs, 
gardens, or other suitable ground cover, and a 25’ peripheral buffer yard is required.   
 
Sidewalks are recommended along both sides of all internal roads.  Bike lanes should also be 
considered. 
 

                                                 
18 However, neither has ever proceeded to the Planning Commission. 
19 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning Ordinance defines steep 
slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil County Forest Conservation Regulations 
define steep slopes as “areas with slopes greater than 25 percent slope.” 
20 Per the Planning Commission’s policy, established on 3/20/95 and revised on 1/16/96, so long as the wetlands are in the common open space or the 
forest retention area or the large lot, a JD need not be done. 
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Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.  Where feasible, the natural vegetative equivalent may be used to satisfy 
the bufferyard and street tree requirements.  In areas with community facilities, no street trees shall 
be planted within 20 feet of sewer laterals and cleanouts.  How will the street tree landscaping be 
designed? Similar to the design used at the Chesapeake Club.  It will consist of a combination of 
street trees and perimeter plantings around the street parking areas. 
 
Any tree removal within a public right-of-way requires approval from the MD DNR. 
 
The FSD was approved on 9/11/06.  
 
The Preliminary Forest Conservation Plan (PFCP) must be approved prior to Planning Commission 
review of the Preliminary Plat (§6.2.B(1), Cecil County Forest Conservation Regulations). 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Cecil County Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
 
Access to the rear yards of these proposed lots is made problematic by the peripheral bufferyard.  
How is that proposed to be overcome? Access easement will be provided inside the 25 ft. bufferyard 
C. 
 
Fire hydrant locations and spacing must be finalized in consultation with the North East Fire 
Company and DPW. 
 
Access to common open space between lots must be marked with concrete monuments. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
The Record Plats shall contain a statement signed by the Health Department, approving authority, to 
the effect that use of the community water supply and community sewerage system is in 
conformance with the Master Water and Sewer Plan.   
 
The Master Water and Sewer Plan classifies this site as W1 and S1. 
 
The Record Plats shall also contain a statement, signed by the owner, to the effect that such facilities 
will be available to all lots/homes offered for sale. 
 
Documentation of water allocation must be provided by the applicant prior to the Planning 
Commission’s review of the Final Plat. 
 
Documentation of sewer allocation/capacity must be provided by the applicant prior to the Planning 
Commission’s review of the Final Plat. 
 
Documentation of any necessary easement agreements with AT&T will be required prior to the 
Planning Commission’s review of any Final Plat.  Any documents requiring recordation must be 
recorded prior to the recordation of the Record Plat. 
 
For subdivisions proposed on property contiguous to operating farms, notice shall be provided on the 
plat that an agricultural operation is being conducted on a contiguous property and said agricultural 
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operation is protected from nuisance claims provided the conditions of Article I, § 4 are being 
complied with.   
 
School information:  Elementary  Middle   High School 
    Bay View  North East  North East 
FTE    561   826     1110 
Capacity   556   712   1009 
% Utilization   101%   116%      110% 
 
Mr. Woodhull, DPW read the comments of the department: 
1. A SWM plan, Road & Storm Drain plan, a   Sanitary Sewer System plan, and a Mass and Final 

Grading plan must be approved by the CCDPW prior to submittal for Final Plat Approval.  The 
fees for design review of this project must be provided at the time of first design submittals. 

2. The Department understands that the Town of North East will own the water distribution system 
in this development.  The CCDPW recommends that the water distribution system, including fire 
hydrant locations, be designed to meet or exceed the County’s standards.  We also recommend 
that the Town request that the serving fire company review fire hydrant spacing and locations.  
The water lines must be reflected on the sanitary sewer plans and as-builts.  All easements for the 
water lines must be reflected on the final plat. 

3. The developer will be responsible for a cost share on the improvements to Razor Strap Road that 
are imposed on the developer of the Silverado subdivision. 

4. How will overflow off-street parking be addressed in the townhouse section? 
5. The following standard notes and requirements apply to this plat and project:  The details of 

these notes and requirements will be identified in the record but will not be read at this time: 
4.1 The Final Plat Lot Grading and Lot Grading Plan Construction Limits Notes. 
4.2 Requirements for Utility relocations. 
4.3 Compliance with Sections 251-9.A (5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
4.4  Requirements for Public Works Agreements. 
4.5 Requirements for Stormwater Inspection and Maintenance Agreements... 
4.6 Requirements for Final Plat - Public Sewer Allocation. 
4.7 Requirements for Sewer Service Cleanouts – Location. 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note. The Lot Grading Plan must include the standard 

construction limits note.   
a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 

site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

3. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance. 

4. A Public Works Agreement is required for the streets & storm drainage constructions and for sanitary sewer. 
5. An Inspection & Maintenance Agreement is required for the private SWM facilities.    
6. The Developer must request and obtain a public sewer allocation from the Department of Public Works before 

submitting a final plat to the Cecil County Planning Commission for approval. 
7. All sewer service cleanouts must be designed to be outside of all paved or concrete areas on each lot and this must be 

shown on the utility plans. 
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Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Mr. Mortimer asked Mr. Di Giacomo if this plan as submitted would change the Silverado plan.  Mr. 
Di Giacomo said yes.  Mr. Mortimer asked if the Silverado developer would have to come back to 
the Planning Commission with a modified concept.  Mr. Di Giacomo said the action of the 
Commission if that action is to approve this plan, in effect would modify the approved Silverado 
plan.  The only subsequent action that would be required would be the modification to the previously 
approved Silverado PFCP.  Mr. Doordan asked Mr. Di Giacomo if this implies that the developer of 
Silverado agreed to these changes.   Mr. Di Giacomo said that is the assumption.  Ms. Campbell 
explained the repercussions. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendations of the staff: 
APPROVAL, conditioned on: 

1) A boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
2) The PFCP being approved prior to the Planning Commission’s review of the Preliminary 

Plat; 
3) The JD being completed prior to the Planning Commission’s review of the Preliminary 

Plat; 
4) At a minimum, rear-yard access easements being designed prior to the TAC’s review of the 

Preliminary Plat; and 
5) Another or additional or an extension of the stream buffer exemption being granted. 

  
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mr. Mortimer. 
All approve.  Motion carried. 
 
 
8.  Louise, Lot 12, Dr. Jack and Waibel Road, Final Plat, McCrone, Inc., Seventh Election 
District. 
 
Mike Burcham with McCrone, Inc., and Barry Montgomery, owner appeared and presented an 
overview of the project.  They are asking approval for the final plat of Lot 12.   
 
Mr. Di Giacomo, P&Z read the comments of the department: 
This proposal was found to be in compliance with §3.8 regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  NAR 
 
Density:  The Concept Plat, proposing 5 minor subdivision lots and 44 major subdivision lots on 
134.5 acres, was approved at the bonus NAR density of 1/3.0621 on 1/21/06, conditioned on: 

1) The boundary line survey being completed prior to the TAC’s review of the Preliminary Plat; 
2) The JD being completed prior to the Planning Commission’s review of the Preliminary Plat; 

and 

                                                 
21 §2.4.1 was invoked. 
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3) The applicant’s obtaining verification from MDE that the pumping at full yield of wells on 
this project will not be affected by any contaminants moving in the direction of these wells 
from contaminated sites. 

 
The Section 1 Preliminary Plat was approved on 6/19/06, conditioned on: 

1) Health Dept. requirements being met; 
2) DPW requirements being met; 
3) The FCP and Landscape Plan being approved prior to Final Plat review; 
4) All questions regarding the location(s), maintenance, and monitoring of recommended sentry 

wells being resolved prior to Final plat review; 
5) Documentation of all necessary easement agreements with Susquehanna Transmission Co. of 

MD being submitted prior to the Planning Commission’s review of any future section’s Final 
Plat; and  

6) The Details of the FCP and any Final Plat matching up. 
 
The revised Section 1 (Rev. Lots 8 & 49)—Section 2 (Lots 12-26 & 41-48) Preliminary Plat was approved 
on 12/18/06, conditioned on: 

1) Health Dept. requirements being met; 
2) DPW requirements being met; 
3) The FCP and Landscape Plan being approved prior to Final Plat review; 
4) All questions regarding the location(s), maintenance, and monitoring of recommended sentry 

wells being resolved prior to Final plat review; 
5) Documentation of all necessary easement agreements with Susquehanna Transmission Co. of 

MD being submitted prior to the Planning Commission’s review of any future section’s Final 
Plat; and  

6) The Details of the FCP and any Final Plat matching up. 
 
This Lot 12 Final Plat is consistent with the approved Concept and Preliminary Plats. 
 
On slopes between 15 and 25%, good engineering practices shall be used to ensure sediment and 
erosion control and slope stabilization before, during and after disturbance activities.22   Slopes 
greater than 25% have been shown – as have stream and wetland buffers. 
 
Permits are required from the Corps of Engineers and MDE for all non-tidal wetland and stream 
impacts prior to recordation.  Documentation of the JD was received on 6/12/06. 
 
A letter was received from MDE stating that available information indicates that groundwater in the 
vicinity is not expected to be affected by the contamination associated with the Woodlawn federal 
superfund site.23  At the 6/19/06 Planning Commission review of the Section 1 Preliminary Plat, it 
was determined that all such questions must be fully resolved prior to any Final Plat review.  A 
subsequent 12/1/06 MDE letter stated that any possible monitoring wells would be “a voluntary 
effort that is not required by EPA or MDE.”  Because such monitoring wells are required by neither 
the Zoning Ordinance nor the Subdivision Regulations, and because MDE states that, based upon 
empirical data, the Louise “subdivision is not expected to be affected” by contamination, staff finds 
no basis upon which to recommend the requiring of monitor wells.     
 
There are no habitats of rare, threatened, and endangered species. 
 

                                                 
22 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning Ordinance defines steep 
slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil County Forest Conservation Regulations 
define steep slopes as “areas with slopes greater than 25 percent slope.” 
23 The letter also stated “… it would be prudent to consider the installation of sentry wells between the subdivision and the Woodlawn site to ensure 
that should any changes occur, they would be detected before potentially impacting the proposed subdivision.”  

The MDE letter did not provide any guidance, however, as to exactly where the sentry wells should be located or by whom they would be 
maintained or monitored.   
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15% common open space is required; 21.49% was proposed on the approved Concept Plat, and the 
Preliminary Plats together proposed 1 acre more open space/common open space than did the 
Concept Plat.  Thus, bonus density eligibility has been maintained.  
 
No landscaping or sidewalks are required.  Bufferyards Standard C is required, outside the right-of-
way, along the Doctor Jack & Waibel Road frontages. 
 
Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.  Where feasible, the natural vegetative equivalent may be used to satisfy 
the bufferyard and street tree requirements.  
  
The Forest Stand Delineation (FSD) was approved on 1/13/06. 
 
The PFCP was approved on 6/16/06 for proposed Lots 1-11 & 27-40 only.  Because lot lines have 
changed, it must be revised.  The PFCP for the balance of the project must be approved prior to the 
Planning Commission’s review of this Preliminary Plat. 
 
The FCP and Landscape Plan were approved on 3/13/07. 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
Common open space access between and beside lots must be marked with concrete monuments. 
 
Covenants prohibiting the subdivision of the large lot must be recorded and again noted on the 
Record Plat. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
Documentation of all necessary easement agreements with Susquehanna Transmission Co. of MD 
will be required prior to the Planning Commission’s review of any subsequent Final Plat.  All 
documents requiring recordation must be recorded prior to the recordation of the Record Plat. 
 
The contiguous operating farms notice has been provided on the plat. 
 
School information:  Elementary  Middle   High School 
    Bainbridge    Perryville  Perryville 
FTE    256   709     986 
Capacity   455   688     860 
% Utilization    56%    103%      115% 
 
Mr. Woodhull, DPW read the comments of the department: 
SWM has been addressed for Lot 12 and the Department recommends approval of the final plat. 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
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Mr. Di Giacomo read the recommendations of the staff: 
APPROVAL, conditioned on: 

1) Health Dept. requirements being met; 
2) DPW requirements being met; 
3) The Landscape Agreement being executed prior to recordation; 
4) A Homeowners’ Association for maintenance of common open space being established with 

$50 for this recorded lot being placed in escrow for improvements prior to recordation; 
5) Covenants prohibiting the subdivision of this large lot being recorded and again noted on the 

Record Plat; 
6) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 

(FRAs) being recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the Final and Record Plats; and 

7) Documentation of all necessary easement agreements with Susquehanna Transmission Co. of 
MD being submitted prior to the Planning Commission’s review of any future section’s Final 
Plat. 

 
A motion for approval was made by Mr. Mortimer. 
The motion was seconded by Mr. Doordan. 
All approve.  Motion carried. 
 
 
9.  Stanfield, Lots 9-22, Middle Road, Preliminary Plat, McCrone, Inc., Fourth Election 
District. 
 
Mike Burcham with McCrone, Inc., and Mary Sue Slagle, owner appeared and presented an 
overview of the project.  Mr. Burcham presented the Commission with a plat showing the original 
Concept plan that was approved on this property in 1994.  The Barcheski’s were the owners of the 
entire parcel at that time which was 83.6 acres.  They received a bonus density Concept plan for 26 
lots.  As the Barcheski’s moved forward they developed the first 8 lots off of Middle Road.  Those 
eight lots are recorded.  Eventually the original Concept expired so last October, the Slagle’s became 
the contract purchaser of the remaining balance.  The balance of the property by deed was 70 acres 
and they received approval for 14 additional lots.  With that it gave them sectional density for the 
fourteen (14) lots of five (5) acres per dwelling unit.  Since the approval of the Concept plan, they 
have completed a perimeter survey on the balance of the property and the results of the survey are 
now 69.48 acres.  This leaves them about a half of an acre short of the boundary that was shown on 
the original concept plan.  They are asking the Planning Commission for Preliminary approval.  One 
lot on this fourteen lot plan falls .52 acres short of what was on the approved Concept plan.  Lot 21 
is the large lot on this plan is relatively the same configuration as it was on the plan in 1994 when it 
was approved under bonus density.  Today, they are still meeting that condition even though they 
didn’t fall all the way down to the 3 acre bonus density acreage.  If you add in the first eight (8) lots 
into the fourteen (14) that they are proposing, the overall density of the whole project fell 
somewhere between the three (3) acres bonus density and the five (5) acre standard density.  With 
the 14 lots on the 69.48 acres their sectional density for the fourteen lots is 4.96 acres per dwelling 
unit not 5.  The overall density is 3.79 acres per unit where as the original bonus density was at 3.82.  
They ask that the Planning Commission consider approving their Preliminary Plat based on the 
perimeter survey of 69.48 acres knowing that the first eight (8) lots were recorded and on the books 
before the rest of this development had taken place.  The conditions that were set for these eight (8) 
lots are still being met by their plan today. 
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Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this proposal was found to be in compliance with §3.8 of the Subdivision 
Regulations regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  NAR 
 
Density:  This section’s Concept Plat24 was approved at a density of 1/525 on 9/18/06, conditioned 
on:     

1) The boundary line survey’s being completed prior to TAC review of the Preliminary Plat; 
and 

2) Documentation of the JD’s completion being received prior to the Planning Commission’s 
review of the Preliminary Plat. 

 
The boundary line survey has been completed.  The acreage has dropped below 70; therefore, this 
proposal is inconsistent with the Concept Plat’s approved density. 
 
On slopes between 15 and 25%, good engineering practices shall be used to ensure sediment and 
erosion control and slope stabilization before, during and after disturbance activities.26  Slopes 
greater than 15% have been shown. 
 
A 110’ perennial stream buffer is required from all perennial streams present.  This buffer shall be 
expanded to include contiguous areas of hydric soils, highly erodible soils, and soils on slopes 
greater than 15% -- to a maximum distance of 160’. 
 
A 25’ buffer is required around all non-tidal wetlands and intermittent streams present.  Permits are 
required from the (US Army) Corps of Engineers and MDE for all non-tidal wetland and stream 
impacts prior to recordation.  As the field-delineated wetlands are located in the proposed common 
open space, per the Planning Commission’s policy, established on 3/20/95 and revised on 1/16/96, a 
JD need not be done. 
 
No landscaping of the development envelope is required and no sidewalks are recommended in the 
NAR zone.    
 

                                                 
24 The original Concept Plat, under the name “Lands of Stanley L. Barczewski” and zoned NAR, proposing bonus density, with 26 
lots on approximately 84 acres, was approved on 7/18/94.  It subsequently expired. 
25 The original Preliminary and Final Plats, for Lots 1-8 only, were approved on 2/21/95 and 4/17/95, respectively.  The fourth 
condition of the 4/17/95 Final Plat approval was “common open space being recorded with the next section.”  Thus, based upon 
83.971 acres, at least 12.6 aces of common open space must now be provided, regardless of whether the Planning Commission now 
grants bonus density, or not.  In fact, 14.8 acres of common open space is now proposed. 

The fifth condition of Final Plat approval was “the large lot being included on the plat for the final section.”  If the Planning 
Commission does not now grant what amount to overall bonus density, then that condition will be moot.  If it does, then proposed Lot 
21 would serve as the large lot, and its 40 acres would consist of 47.64% of the original 83.971 acres. 

Together, the proposed 14.8 acres (17.63%) of common open space and the large lot’s 40 acres (47.64%) comprise 65.27% 
of the original project area, and both of the above conditions have been satisfied – although the original Concept Plat’s density 
approval, upon which condition # 5 was based, has long since expired.  

As approved by the Planning Commission, the total number of Stanfield lots would be 22 – 4 fewer than originally approved 
on 7/18/94 – and yielding an overall proposed density of 1/3.82.  
26 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning 
Ordinance defines steep slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil 
County Forest Conservation Regulations define steep slopes as “areas with slopes greater than 25 percent slope.” 
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Bufferyard Standard C is required, outside the right-of-way, along the road frontages of Middle 
Road. 
 
Rows of street trees with 10’ planting easements are required, outside the right-of-way, along both 
sides of all internal roads.  Where feasible, the natural vegetative equivalent may be used to satisfy 
the bufferyard and street tree requirements.   
 
The original FSD, approved on 7/8/94, expired.  A new FSD was approved on 9/11/06.  
 
The PFCP was approved on 2/20/07. 
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Cecil County Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
 
The road name Stanfield Drive was previously approved. 
 
Access to common open space between lots must be marked with concrete monuments. 
 
Covenants prohibiting the subdivision of the large lot must be recorded and noted on the plat prior to 
recordation. 
 
A Homeowners’ Association for maintenance of common open space must be established with $50 
per recorded lot placed in escrow for improvements prior to recordation. 
 
The contiguous operating farm notice has been provided as Note #15.  
 
School information:  Elementary  Middle   High School 
    Leeds   Cherry Hill  Rising Sun 
FTE    385   571    1129 
Capacity   364   754    903 
% Utilization   106%    76%    125% 
 
Mr. Burcham made a comment in relation to the bufferyard C.  In the Concept plat approval from 
September 2006, he specifically requested that Lot 21 be exempt from the bufferyard C to provide 
the rural character, view of the existing farm buildings and the pond. 
 
 
Mr. Woodhull, DPW read the comments of the department: 
1. A SWM plan, Road and Stormdrain Plan and a Mass and Final Grading plan must be approved 

by the CCDPW prior to submittal for Final Plat Approval. The fees for design review of this 
project must be provided at the time of first design submittals. 

2. The proposed swales running behind Lots 9-14 & 15-19 must be located in SWM conveyance 
easements.  Yard inlets and piped conveyance to the roadside drainage ditch may be required to 
prevent excessive runoff on the lower lots.  These easements as well as the access and inspection 
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& maintenance easements for the SWM facility must be on the plat per Section 4.1.22 (n) of the 
Subdivision Regulations. 

3. The outfall from the proposed SWM pond is not shown.  Conveyance from the pond to the 
existing stream must be provided with an easement across Lot 21.  The deed language for Lot 21 
must reflect this. 

4. If the existing pond on Lot 21 is proposed to serve as a SWM BMP an as-built and a dam breach 
analysis will be required.  This information must be provided with the SWM submittal for this 
project.  

5. With the extent of roadside drainage ditching proposed it is important that the velocity in the 
channels not exceed the SHA Design Manual guidelines. 

6. A formal submittal of stopping sight distance measurements must be provided for Lot 22.  If Lot 
21does not use the existing driveway stopping sight distance will also be required. 

7. A Protocol Three road condition survey & improvement plan will be required for Stanfield 
Drive. 

8. The applicant should be aware that the Department may require improvements to Middle Road to 
mitigate this development’s impact.  This will be determined by the CCDPW. 

9. The extension to Stanfield Drive must have a 20’ pavement with if open section road is 
proposed.  If closed section is proposed 30’ pavement width will be required. 

10. The following standard notes and requirements apply to this plat and project:  The details of 
these notes and requirements will be identified in the record but will not be read at this time: 
10.1 The Final Plat Lot Grading and Lot Grading Plan Construction Limits Notes. 
10.2 Requirements for Utility relocations. 
10.3 Compliance with Sections 251-9.A (5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
10.4  Requirements for Public Works Agreements. 
10.5 Requirements for Stormwater Inspection and Maintenance Agreements. 
10.6  Requirements for Driveways. 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note. The Lot Grading Plan must include the standard 

construction limits note.   
a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown hereon.  A 

site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of any of the sites 
shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

b. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  Any 
expanded clearing and/or grading in the absence of an approved revised lot grading plan may be considered 
non-compliance with Chapter 251 of the Cecil County Code and either or both the developer and/or Builder 
may be subject to the enforcement of the penalty provisions therein.” 

2. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

3. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance. 

4. A Public Works Agreement is required for the streets & storm drainage constructions and for sanitary sewer. 
5. An Inspection & Maintenance Agreement is required for the private SWM facilities.    
6. All driveways must be paved at least to the right of way.  The driveway paving must be complete for all lots at the time 

when the surface course for the internal roads is installed.  This requirement includes any vacant but platted lots.  Any 
driveway exceeding 5% up-gradient-slope form the roadway must be paved to the crest.  If the development is phased 
these requirements will apply to each phase when 80% of the lots are built-out.  All of these requirements must be 
reflected on the Lot Grading Plan. 

 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
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Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendations of the staff: 
DISAPPROVAL, with the recommendation that the plat be resubmitted once the number of 
proposed lots is consistent with the Concept Plat’s density approval of 1/5.  
 
Discussion ensued regarding the density approval. 
 
The Commission members asked if they wanted to withdraw the plan until the acreage  discrepancy 
has been addressed. 
 
Mary Sue Slagle, owner/developer withdrew Stanfield. 
 
 
10.  Windswept Farms, Lots 4-22, Cherry Grove Road, Final Plat, McCrone, Inc., First 
Election District. 
 
WITHDRAWN 
 
11.  Dorado Meadows, Lots 1-41, Calvert and Wilson Roads, Preliminary Plat Extension, 
McCrone, Inc., Ninth Election District. 
 
Donnie Sutton with McCrone, Inc., appeared and presented an overview of the project.  The original 
Preliminary Plat approval was granted on April 18, 2005.   They are waiting on the Non-Tidal 
wetlands permit.  They anticipate receiving that in the next month therefore they would like to get an 
extension now rather than waiting until next month’s meeting. 
 
Mr. Di Giacomo, P&Z read the comments of the department: 
Upon inspection, this project was in compliance with §3.8 of the Subdivision Regulations regarding 
public notification signs.   
 
With regard to the posting of plats on the County website, notice is hereby given the jpg file 
submissions can only be 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  NAR 
 
Density:    The Concept Plat proposing 50 lots on 152.8 acres, for a proposed density of 1/3.0627, 
was approved on 8/16/04, conditioned on:   

1) A JD being completed prior to Preliminary Plat review by the Planning Commission; 
2) A boundary line survey being completed (or a signed and sealed copy being provided to 

OPZ) in conjunction with the preparation of the Preliminary Plat for density calculation 
purposes; 

3) The internal road names being approved prior to the Planning Commission’s review of the 
Preliminary Plat; and 

4) A 30,000 gallon drafting tank being included in the common open space near to Wilson 
Road. 

 

                                                 
27 The NAR zone then permitted a maximum base density of 1 du/ 5 ac., or 1 du/ 3 ac. with the granting of bonus density. 
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The Preliminary Plat reviewed by the TAC proposed only 43 lots.  The Preliminary Plat, proposing 
only 41 lots on 152.788 acres, for a proposed density of 1/3.73 was approved on 4/20/05, 
conditioned on: 

1) Health Department requirements being met; 
2) DPW requirements being met; 
3) The GAP being issued prior to Final Plat review by the Planning Commission; 
4) The FCP and Landscape Plan being approved prior to Final Plat review by the Planning 

Commission; 
5) The details of the Final Plat and the FCP matching up; 
6) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 

(FRAs) being recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the record plat; 

7) Covenants prohibiting the further subdivision of the proposed large lot (Lot 41) being noted 
on the Final and Record Plats and recorded prior to recordation; and  

8) Reduce the size of the cul-de-sac island by 10’ (5’ on each side) to improve the paved area 
for access of emergency apparatus. 

 
§4.1.17 provides that Preliminary Plats shall be valid for two years from date of approval.  
Therefore, the 4/20/05 Preliminary Plat approval is set to expire on 4/20/07, unless either a Final Plat 
is approved and recorded or, as requested, the Preliminary Plat’s validity is extended in the interim.  
If granted, this extension will expire on 3/19/08. 
 
§4.1.18 of the Subdivision Regulations stipulates, “The Planning Commission may, at their regular 
monthly meeting, grant an extension of the Preliminary approval upon application of the developer.  
In connection with such request, the Commission shall consider the following: 

a) Change of adjoining land use. 
b) Change in street or highway plan. 
c) Change in zoning or subdivision regulations.” 

 
Among those possible changes, only the Zoning Ordinance’s permitted NAR density has changed.   
The Concept Plat was originally approved at the bonus density of 1/3.06.   
 
As of 1/1/07, bonus density was eliminated, and the NAR base density was lowered from 1/5 to 
1/10. 
 
School information:     Elementary  Middle   High School 
    Calvert   Rising Sun  Rising Sun 
FTE    321   712   1129 
Capacity   304   775     903 
% Utilization   106%   92%   125% 
    
Mr. Woodhull, DPW read the comments of the department: 
The Department has no objection to the granting of an extension to the preliminary plat.  All 
comments made at the April 18, 2005 Planning Commission meeting still apply and will be included 
in the minutes but not read at this time. 
1. A SWM plan, Road and Storm Drain plan, and a Mass and Final Grading plan must be 

approved by the CCDPW prior to submittal for Final Plat Approval. The Final Plat must include 
the Lot Grading Plan standard note and a note indicating that sidewalk maintenance will be 
required of the adjacent property owner(if sidewalks are required).  The Lot Grading Plan must 
include the standard construction limits note.  These notes will be identified in the record but 
will not be read at this time.  
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Final Plat: “A lot grading plan has been approved by the CCDPW for the construction 
shown hereon.  A site construction as built shall be submitted to the CCDPW 
prior to use and/or occupancy of any of the sites shown hereon. Any change to 
the Forest Retention, Forestation, and/or Reforestation will require a 
consistency review, of the SWM approval, with CCDPW.” 

Final Plat: “Sidewalk maintenance will be required of the adjacent property owner, as 
required by the Cecil County Road Code.” 

Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show 
hereon.  Any expanded clearing and/or grading in the absence of an approved 
revised lot grading plan may be considered non-compliance with Chapter 251 
of the Cecil County Code and either or both the developer and/or Builder may 
be subject to the enforcement of the penalty provisions therein.” 

2. The Lot Grading Plans for Lots 23-25 must reflect the laying back of the roadside embankment 
creating minimum stabilized 2:1 back slopes with roadside drainage. Septic reserve areas for 
lots 24 and 26 may require amendment to meet greater than 25% slope offset.  This slope 
grading is necessary to improve traffic safety on Calvert Road.  

3. Relocate the fiber optic line shown outside the ditch and roadway section.  Install crossing 
conduit for the Galliac Drive crossing.  Show any easements associated with the fiber optic line. 
The street R.O.W. entrance tapers shall be straight lines and must be offset 25’ from the R.O.W. 
point of intersection per 7.2.12.E.3 of the Subdivision Regulations.  A curved fillet is acceptable 
in this case, but may require additional easement areas be shown on the final plat for any line of 
sight improvements required at the entrances. 

4. If stormwater discharge is directed off of the site on to adjacent property it is the responsibility 
of the Developer to obtain appropriate easements from the affected property owners per Sections 
251-13 and 251-15.D of the Cecil County SWM Ordinance.   

5. Stormwater conveyance easements will be required on Lot 41 to address the discharge routing 
from two of the ponds.  These easements must extend to point where discharge enters a defined 
water course. 

6. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 
A. (5) of the county’s SWM Ordinance.  The Lot 43 existing is considered a downstream 
structure for the stormwater management area proposed east of Kelly’s Drive and must safely 
pass the ten-year post develop storm event through a driveway culvert without overtopping the 
driveway.   

7. All conveyance and access easements must be identified on the Final Plat.  The standard 
easement width is 20’ however they may need to be wider depending on the type of conveyance 
and/or the combination of access and conveyance. 

8. Where determined necessary by the utility companies, the owner, the designer, or DPW, utilities 
poles must be relocated at the Owner’s expense. 

9. Have the centerlines of the proposed entrance locations been marked in the field as requested at 
concept.  Has the engineer confirmed adequate stopping sight distances with the Department?  If 
not – this is required prior to submittal for preliminary plat before planning commission. 

10. All driveways must be paved at least to the right of way.  The Developer is responsible to 
complete all driveway paving within the road right-of-way at the time of surface course 
installation for the internal streets.  This requirement includes vacant but platted lot driveways. 
All driveways exceeding 5% up-gradient-slope must be paved to the crest.  If the development is 
phased this requirement will apply to each individual phase as it is completed. The Lot Grading 
Plan and Street Construction Drawings must include notes to this effect. 

11. The requirements of Section 3.07.15 of the Road Code indicate that both Calvert and Wilson 
Roads are to be upgraded to Minor Collector road standard for 100’ either side of the proposed 
entrances.  The Applicant can anticipate the requirement to improve/ establish shoulders and 
improve drainage along this development’s entire road frontage.  The engineer’s construction 
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drawings must reflect the same.  The minimum required acceleration and deceleration lanes 
apply to both entrances and the engineer must address the bypass lane requirement with the 
design submittal.  

12. The Department will require substantial Geo-Tech investigation to determine the suitability of 
the sub-grade in the area of the proposed stream crossing to support a County road.  If a MDE 
or ACOE permit is required for the Kelly’s Drive stream crossing, the permit must be obtained 
during the first phase of site engineering and prior to the first final plat.    

13. Any applicable Road Code Variance must be requested prior to submittal for Preliminary Plat 
approval. 

14. The Department performed traffic counts on Calvert Road at Bridges CE-11 and CE-12 over the 
North East Creek.  The counts were performed on September 1, 2004 and August 24, 2004 for 
Bridges CE-11 and CE-12, respectively, and generated ADT numbers of 1011 and 989.  

15. Is open section or closed section street design proposed? 
16. A PWA is required for the Roads and Storm Drains 
17. An I&M Agreement is required for SWM facility 
 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Di Giacomo read the recommendation of the staff:  
GRANTING of a one year extension of Preliminary Plat approval (to expire on 3/19/08). 
 
A motion for the granting of the extension was made by Mr. Doordan. 
The motion was seconded by Mr. Clark. 
 
All approve.  Motion carried. 
 
 
12.  The Estates at Autumn Ridge, Section 2, Lots 1A, 6 & 7, Shady Beach Road, Preliminary 
Plat, American Engineering and Surveying, Inc., Fifth Election District. 
 
Tim Granger with American Engineering and Douglas Day, owner appeared and presented an 
overview of the project.  This was formally a minor subdivision (#3420) which had been approved in 
2003.  The Concept Plat for this project was approved in December 2006.  Percolation test have been 
completed and the Health Department is satisfied.  Mr. Grainger explained there are no wetlands on 
the site.  There is a drainage ditch that runs east to west across the southern portion of the property 
and it discharges into a culvert that runs underneath Old Elk Neck Road.  Mr. Day passed out 
pictures of the ditch to the Planning Commission members showing that it is in fact a ditch rather 
than a stream.  They are asking for an exemption for the Preliminary and Final from having to have a 
JD done for this project.   
Chairman Brown asked Mr. Di Giacomo to comment on the request for the exemption of a JD.  Mr. 
Di Giacomo said the Planning Commission has a policy that was established on 3/20/95 and revised 
on 1/16/96 that so long as any possible wetlands are in C.O.S., Forest Retention areas or the large 
lot, a JD need not be done.  Mr. Di Giacomo asked if this was located in a Forest Retention area.  
Mr. Granger said a part of the land is located in FRA.  Also, due to the current situation with the 
CoE, they have recommended with the delays associated with obtaining the JD’s, that they defer the 
obtaining of the documentation of the JD’s until Final Plat rather than Preliminary Plat. 
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Mr. Di Giacomo, P&Z read the comments of the department: 
This proposal was found to be in compliance with §3.8 regarding public notification signs. 
 
With regard to the posting of plats on the County’s website, notice is hereby given the jpg file 
submissions can be only 11 inches, maximum, in any direction.  Adherence to that requirement will 
enable the County to better serve the public.  
 
Zoning:  NAR                                 
 
Density:  The Concept Plat, proposing28 3 lots on 24.7436 acres, for a density of 1/8.25,29 was 
approved on 12/21/06, conditioned on: 

1) The boundary line survey being completed prior to the TAC’s review of any Preliminary 
Plat; 

2) Documentation of the JD’s completion being submitted prior to the Planning Commission’s 
review of the Preliminary Plat; 

3) The PFCP being approved prior to the Planning Commission’s review of the Preliminary 
Plat; 

4) A waiver of the Bufferyard C requirement being granted in the interest of better preserving 
the rural character of the area; and 

5) The Title Block being amended to include Lot 1A.  
 
“Section 1” was created by Minor Subdivision # 3420. 
 
General Note # 9 indicates that the boundary line survey has been completed.  
 
Dwellings or impervious surfaces shall not occur on slopes with a grade of 25% or more covering a 
contiguous area of 10,000 ft2 or more.  On slopes between 15 and 25%, good engineering practices 
shall be used to ensure sediment and erosion control and slope stabilization before, during and after 
disturbance activities.30 
 
Steep slopes have been shown. 
 
A 110’ perennial stream buffer is required from all perennial streams present.  This buffer shall be 
expanded to include contiguous areas of hydric soils, highly erodible soils, and soils on slopes 
greater than 15% -- to a maximum distance of 160’. 
 
A 25’ buffer is required around all non-tidal wetlands and intermittent streams present.  Permits are 
required from the (US Army) Corps of Engineers and MDE for all non-tidal wetland and stream 
impacts prior to recordation.  What progress has been made with the JD? 31  They are asking for an 
exemption from getting a JD. 
 
The habitats of rare, threatened, and endangered species must be avoided. 
No common open space is required for fewer than 10 lots. 
                                                 
28 §4.0.1 of the Subdivision Regulations allows for the elimination of a Concept Plat for projects with fewer than 10 lots and 25 acres.  §2.0 of the 
Subdivision Regulations allows for a combined Preliminary-Final Plat if there are from 1 to 5 lots.   
29 Thus, bonus density is not an issue. 
30 The Cecil County Subdivision Regulations define steep slopes as “15 percent or greater incline.”  The Cecil County Zoning Ordinance defines steep 
slopes as consisting of a grade of 25% or more covering a contiguous area of 10,000 ft2 or more.  The Cecil County Forest Conservation Regulations 
define steep slopes as “areas with slopes greater than 25 percent slope.” 
31 A Jurisdictional Determination (JD) must be done prior to preliminary plat review by the Planning Commission.  However, per the Planning 
Commission’s policy, established on 3/20/95 and revised on 1/16/96, so long as the wetlands are in the common open space or the forest 
retention area or the large lot, a JD need not be done. Currently, the Corps of Engineers advises that JDs are on “hold” pending resolution of the 
implications of a recent Supreme Court decision.  Under those uncertain circumstances, staff will recommend that any approval of a Preliminary Plat 
prior to said resolution contain a condition that documentation of the completed JD be submitted if JDs are once again performed. 
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No landscaping of the development envelope is required and no sidewalks are recommended in the 
NAR zone. 
 
The otherwise required Bufferyard Standard C was waived by the Planning Commission in the 
interest of better preserving rural character.  A Bufferyard Standard A is shown along the boundary 
with the lands of Perovich.  Where feasible, the natural vegetative equivalent may be used to satisfy 
the bufferyard requirements.  The adjacent agricultural operation notice has been included as Note # 
20. 
 
The FSD was approved on 12/5/06. 
 
The PFCP was approved on 3/12/07.  
 
The final Forest Conservation Plan (FCP) and Landscape Plan must be approved prior to Planning 
Commission review of the Final Plat (§6.3.B(1)(a), Cecil County Forest Conservation Regulations). 
 
A Landscape Agreement must be executed prior to recordation. 
 
Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas (FRAs) 
must be recorded and noted on the plat prior to recordation, with the metes and bounds description of 
the FRA being shown on the Final and Record Plats.  
 
For subdivisions proposed on property contiguous to operating farms, notice shall be provided on the 
plat that an agricultural operation is being conducted on a contiguous property and said agricultural 
operation is protected from nuisance claims provided the conditions of Article I, § 4 are being 
complied with.   
 
School information:  Elementary  Middle   High School  
    Elk Neck  North East  North East 
FTE    417   826     1110 
Capacity   479   812   1009 
% Utilization   87%   116%      110% 
 
Mr. Woodhull, DPW read the comments of the department: 
1. A SWM plan and a Mass & Final Grading plan must be approved by the CCDPW prior to 

submittal for Final Plat Approval. The fees for design review of this project must be provided at 
the time of first design submittals. 

2. Sight distance measurements will be required for the proposed shared driveway for Lots 6 & 7.   
3. The following standard notes and requirements apply to this plat and project:  The details of 

these notes and requirements will be identified in the record but will not be read at this time: 
3.1 The Final Plat Lot Grading Note and the Lot Grading Plan Construction Limits Note. 
3.2 Compliance with Sections 251-9.A (5), 251-13, and 251-15.D. of the Cecil County Stormwater Management Ordinance. 
3.3 Requirements for Utility relocations. 
3.4 Requirements for Stormwater Inspection and Maintenance Agreements 
3.5 Requirements for Driveways. 

 
Notes and requirements identified for record: 
 
1. The Final Plat must include the Lot Grading Plan standard note and the Lot Grading Plan must include the standard 

construction limits note.   
a. Final Plat: “A lot grading plan has been approved by the CCDPW for the construction shown 

hereon.  A site construction as built shall be submitted to the CCDPW prior to use and/or occupancy of 
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any of the sites shown hereon. Any change to the Forest Retention, Forestation, and/or Reforestation 
will require a consistency review, of the SWM approval, with CCDPW.” 

b. Grading Plan: “No clearing or grading is permitted beyond the limits of disturbance show hereon.  
Any expanded clearing and/or grading in the absence of an approved revised lot grading plan may be 
considered non-compliance with Chapter 251 of the Cecil County Code and either or both the developer 
and/or Builder may be subject to the enforcement of the penalty provisions therein.” 

2. The downstream conveyance of storm water must be analyzed in accordance with Section 251-9 A. (5) of the county’s 
SWM Ordinance.  If stormwater discharge is directed off of the site on to adjacent property it is the responsibility of the 
Developer to obtain appropriate easements from the affected property owners per Sections 251-13 and 251-15.D of the 
Cecil County SWM Ordinance.   

3. Where determined necessary by the utility companies, the owner, the designer, or DPW, utility poles must be relocated 
at the Developer’s expense. 

4. An Inspection & Maintenance Agreement is required for the private SWM facilities. 
5. All driveways must be paved at least to the right of way.   

 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown stated there was no one in the audience to speak in favor or in opposition of this 
project. 
 
Mr. Di Giacomo read the recommendations of the staff: 

APPROVED, conditioned on: 
1) Health Department requirements being met; 
2) DPW requirements being met; 
3) Deed restrictions for the long-term protection of the Forest Retention/Afforestation Areas 

(FRAs) being recorded and noted on the plat prior to recordation, with the metes and bounds 
description of the FRA being shown on the Final and Record Plats; 

4) The FCP and Landscape Plan being approved prior to the Planning Commission’s review of 
the Final Plat; and 

5) The waiver of the JD for the swale described being granted. 
 
A motion for approval was made by Mr. Mortimer and Mr. Doordan. 
The motion was seconded by Mr. Knutsen. 
 
All approve. Motion carried. 
 
Chairman Brown motioned to adjourn. 
Motion seconded by Mr. Mortimer. 
 
The March Planning Commission meeting adjourned at 2:15 p.m. 
 
 
Respectfully Submitted: 
 
 
       
Jennifer Bakeoven 
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APPROVAL, conditioned on: 
1. Health Department requirements being met; 
2. DPW requirements being met; 
3. The landscape agreement being executed prior to recordation; 
4. The Critical Area designation, density, and boundary being included on the record plat; 
5. The 3.2.B. Forest Conservation Regulations exemption being included on the record plat; 
6. The agricultural operation notice being included on the record plat; 
7. Deed restrictions for the long term protection of the FRA’s being recorded and noted on the 

plat prior to recordation with the metes and bounds description of the FRA’s being included 
on the record plat; 

8. A HOA for the maintenance of the COS being established with $50 per recorded lot placed in 
escrow for improvements prior to recordation; 

9. A mini-road maintenance association being established prior to recordation with all lots 
accessing the Point Lookout Court mini-road becoming members; and 

10. Permits being obtained for any wetland or stream impacts prior to recordation. 
 
 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mr. Mortimer. 
 
All approved.  Motion carried. 
 
 
10.  Ridgeview, Lots 1-17 plus Common Open Space, New Bridge Road, Final Plat, Morris & 
Ritchie Associates, Inc., Eighth Election District. 
 
Fred Sheckles with Morris & Ritchie Associates and Dan Whitehurst with Clark Turner Co. 
appeared and presented an overview of the project.  They believe everything is in order for a final 
approval. 
 
Mr. Sennstrom, P&Z read the comments of the department: 
The concept plat proposing 19 lots was approved on 19 September 2005 with four conditions: 

1. The boundary line survey being completed prior to TAC’s review of the preliminary plat; 
2. A JD being completed prior to Planning Commission’s review of the preliminary plat; 
3. A sensitive species survey being conducted prior to TAC’s review preliminary plat; 
4. Emergency response issues being resolved prior to Planning Commission’s review of the 

preliminary plat. 
 
The Phase I preliminary plat proposing 14 lots was approved on 17 January 2006 with four 
conditions: 

1. Health department requirements being met; 
2. DPW requirements being met; 
3. The FCP and Landscape Plan details matching those of the final plat; 
4. The FCP and Landscape Plan being approved prior to final plat review. 

 
The Phase II preliminary plat proposing 3 lots was approved on 15 May 2006 with four conditions: 

1. Health Department requirements being met; 
2. DPW requirements being met; 
3. The FCP and Landscape Plan being approved prior to final plat review; 
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4. Deed restrictions for the long term protection of the forest retention areas being recorded and 
noted on the plat prior to recordation.  The metes and bounds description of the forest 
retention areas must be shown on the record plat. 

 
The final plat is consistent with approved preliminary plats.  The JD has been completed. 
 
15% COS is required, 32% is provided. 
 
The FSD, PFCP and FFCP have been approved.  The record plat must contain a note stating that a 
revised FCP must be approved prior to any Lot 14 access to Berkeridge Court. 
 
Permits are required from the USACE and MDE for any non-tidal wetland and stream impacts prior 
to recordation. 
 
The Landscape Plan has been approved.  A landscape agreement must be executed prior to 
recordation.  The 10’ street tree planting easement must be shown on the record plat. 
 
Deed restrictions for the long term protection of the forest retention areas must be recorded and 
noted on the plat prior to recordation.  The metes and bounds description of the forest retention areas 
must be shown on the record plat. 
 
A HOA for maintenance of the COS must be established with $50 per recorded lot placed in escrow 
for improvements prior to recordation. 
 
Mr. Woodhull, DPW read the comments of the department: 
All plans are technically complete and only administrative issues remain outstanding.  The DPW 
will not sign the record plat until these issues have been addressed to the satisfaction of the 
Department. 
 
Mr. Mortimer read the comments of the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor of this project.  No one spoke. 
Chairman Brown asked if anyone would like to speak in opposition of this project.  Steve Funk, 458 
New Bridge Road is an adjoining property owner to this project.  He explained that he has talked to 
several of the other neighbors and they are all concerned about the traffic and access to New Bridge 
Road.  Mr. Funk submitted a copy of the concerns from the other neighbors to the Commission.  He 
is also concerned about there being no shoulder on the road.  Another concern is there will be 17 
houses with 2 cars per house coming in and out of the entry way which is 60’ from his home.   
 
Mr. Sennstrom read the recommendation of the staff: 
APPROVAL, conditioned on  

1. Health Department requirements being met; 
2. DPW requirements being met; 
3. A landscape agreement being executed prior to recordation; 
4. A homeowners Association being formed for maintenance of the common open space with 

$50 per recorded lot being placed in escrow prior to recordation; 
5. Deed restrictions for the long term protection of the forest retention areas being recorded  and 

noted on the plat prior to recordation, with the metes and bounds description of the forest 
retention areas being shown on the record plat; 

6. The 10’ street planting easement being cited and shown on the record plat; and 
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7. A statement being included on the record plat to the effect that a revised FCP will need to be 
approved prior to any Lot 14 access to Berkeridge Court. 

 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mr. Mortimer. 
 
Mrs. Bowlsbey asked Mr. Woodhull if a TIS was completed on this project.  Mr. Woodhull said no 
TIS was required on this project.   
 
Mr. Clark stated that in regards to Mr. Funk’s comments and concerns, they would have had to been 
brought forth during the Concept Plat submittal. 
 
In favor of approval include Mrs. Bowlsbey, Mr. Mortimer, Mr. Doordan and Mr. Janusz. 
In opposition include Mr. Clark. 
 
Motion for approval carried.    
 
 
11.  Baldwin Station, Lots 1-19, Elk Mills Road, Final Plat, Frederick Ward Associates, Third 
Election District. 
 
WITHDRAWN 
 
12.  Antego, Lots 1-33, Deaver Road, Preliminary Plat Extension, McCrone, Inc., Third Election 
District. 
 
Don Sutton with McCrone, Inc. and Gary Slagle, developer appeared and presented an overview of 
the project.  This project received Final Plat approval in December 2006 however the Preliminary 
Plat needs to stay active.  Therefore they are requesting an extension for the Preliminary Plat 
approval.    
 
Mrs. Bowlsbey asked why they want to keep the Preliminary Plat active if they have received Final 
Plat approval.  Mr. Sennstrom said the only thing that extends a Preliminary Plat is the recordation 
of the Final Plat, not the approval of the Final Plat.  The Final Plat is good for a two (2) year period 
from the time all required signatures are acquired.  At that point the subdivision is officially 
approved.  They then have two (2) years to record it in the Clerk’s office.  The act of taking it to the 
Clerk’s office extends the Preliminary Plat.  If an extension is not granted today, as of April 17, 
2007, they would no longer have a valid Preliminary Plat.  The Final plat’s approval period does not 
start until the plats are signed.  The Final Plat has been approved but not signed.   
Mr. Mortimer asked what was holding them up.  Mr. Sutton said it is in the works with the Public 
Works agreements, etc.  It is a lengthy process.  Mrs. Bowlsbey asked Mr. Sutton why they wanted 
to keep the Preliminary Plat alive.  Mr. Sutton said after discussions with the Office of Planning and 
Zoning, they were under the impression that they needed to keep the Preliminary Plat alive. 
 
Mr. Sennstrom, P&Z read the comments of the department: 
Antego, Lots 1-33 was approved on 15 December 2003 with four conditions: 

1. A boundary line survey being completed prior to the preliminary plat for density calculation 
purposes; 

2. A JD being completed prior to the Planning Commission’s review of the preliminary plat; 
3. All SWM areas being relocated outside stream buffers; 
4. All intermittent stream buffers being shown. 
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Antego, Lots 1-33 preliminary plat was approved on 20 May 2004 with eight conditions: 

1. Health department requirements being met; 
2. DPW requirements being met; 
3. The Bufferyard C requirement being waived where deemed necessary by DPW to enhance 

safe sight distance; 
4. Dry hydrants being installed where feasible; 
5. All misspellings and date errors being corrected prior to final plat review; 
6. Sidewalk requirements being waived; 
7. Forest Retention Areas being clearly shown on the final plat; 
8. Lots 13 & 14 being removed. 

 
A revised preliminary plat for Antego, Lots 1-33 was approved by the Planning Commission on 19 
July 2004 with four conditions: 

1. Health Department requirements being met; 
 2. DPW requirements being met; 
 3. All details for the final plat and FFCP matching up; 

4. The septic tank being shown outside the FRA on proposed Lot 14. 
 
The Planning Commission granted a one year extension of the Antego, Lots 1-33 preliminary plat on 
17 April 2006 extending its validity to 17 April 2007. 
 
Antego, Lots 1-33 received final plat was approved on 18 December 2006 with five conditions: 

1. Health Department requirements being met; 
2. DPW requirements being met; 
3. A landscape agreement being executed prior to recordation; 
4. Deed restrictions for the long term protection of the forest retention areas being recorded and 

noted on the plat prior to recordation with the metes and bounds description of the FRA 
being shown on the plat; 

5. A HOA for maintenance of the COS being established with $50 per lot placed in escrow for 
open space improvements prior to recordation. 

 
(Section 4.1.17 – Preliminary plat approval shall be valid for a period of two (2) years from the date of Planning Commission approval.  The 
recordation of any section of a final plat shall extend the preliminary plat for an additional two (2) year period from the date of recordation.  
If the final plat is not recorded during this period, then the developer may request an extension in accordance with Section 4.1.18) 
 
Pursuant to Article IV, Section 4.1.18 of the Cecil County Subdivision Regulations, the Planning 
Commission may, at their regular monthly meeting, grant an extension of the preliminary plat 
approval upon application of the developer.  In connection with said request, the Planning 
Commission shall consider the following: 
 

(a) Change in adjoining land use. 
(b) Change in street or highway plan. 
(c) Change in zoning or subdivision regulations. 

 
There have been no such changes. 
       
Mr. Woodhull, DPW read the comments of the department: 
Department has no objection to the granting of this extension.  All of the required plans are 
technically approved and only administrative issues remain outstanding.  The Agreements have been 
sent to the Developer for their action.  Upon receipt of the completed agreements the Department of 
Public Works will be able to approve the final design plans.   
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Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Sennstrom read the recommendation of the staff: 
APPROVAL of a one year extension of the preliminary plat (to expire on 4/16/08). 
 
A motion for approval was made by Mr. Janusz. 
The motion was seconded by Mr. Doordan. 
 
All approved.  Motion carried. 
 
13.  Colora Springs, Lots 2-10, Colora Road, Preliminary Plat Extension, McCrone, Inc., Sixth 
Election District.  
 
Mike Burcham with McCrone, Inc. and Gary Slagle, developer appeared and presented an overview 
of the project.  They are requesting an extension for the same reasons stated for the previously heard 
subdivision, Antego.  The Final Plat has been approved but they would like to keep the Preliminary 
plat valid. 
 
Mr. Sennstrom, P&Z read the comments of the department: 
Colora Springs, Lots 2-10 concept plat was approved on 21 June 2004 with five conditions: 

1. A boundary line survey being completed prior to completion of the preliminary plat for 
density calculation purposes; 

2. A JD being completed prior to the Planning commission’s review of the preliminary plat; 
3. A modified Bufferyard A being required along the northern boundaries of proposed lots 5 & 

6 I the form of a planted Bufferyard A with a reduced 50’ building restriction line; 
4. Future access to the lands of Hilton to the north and Wells to the south being included in the 

design; 
5. COS being permitted, except that any common open space shall not count toward the 

fulfilling of the bonus density eligibility requirement. 
 
Colora Springs, Lots 2-10 preliminary plat was approved on 21 June 2004 with four conditions: 

1. Health Department requirements being met; 
2. DPW requirements being met; 
3. The FCP and landscape Plan being approved prior to the Planning commission’s review of 

the final plat; 
4. The final plat’s containing details of the pavilion located on the edge of the pond. 

 
Colora Springs, Lots 2-10 received a preliminary plat extension from the Planning Commission on 
16 May 2006 extending its validity to 16 May 2007. 
 
Colora Springs, Lots 2-10 final plat was approved on 21 December 2006 with seven conditions: 

1. Health department requirements being met; 
2. DPW requirements being met; 
3. A landscape agreement being executed prior to recordation; 
4. Deed restrictions for the long term protection of the forest retention areas being recorded and 

noted on the plat prior to recordation, with the metes and bounds description of the FRA 
being shown on the record plat; 
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5. A HOA for the maintenance of the COS being established with $50 per lot placed in escrow 
prior to recordation; 

6. Notation being provided on the record plat regarding access to the Lands of Douglas; 
7. The 10’ street tree planting easement being noted and depicted on the record plat. 

 
(Section 4.1.17 – Preliminary plat approval shall be valid for a period of two (2) years from the date of Planning Commission approval.  The 
recordation of any section of a final plat shall extend the preliminary plat for an additional two (2) year period from the date of said 
recordation.  If the final plat is not recorded during this period, then the developer may request an extension in accordance with Section 4.1.18) 
 
Pursuant to Article 4.1.18 of the Cecil county Subdivision Regulations, the Planning Commission 
may, at their regular monthly meeting, grant an extension of the preliminary approval upon 
application of the developer.  In connection with said request, the Planning Commission shall 
consider the following: 
 

(a) Change in adjoining land use. 
(b) Change in street or highway plan. 
(c) Change in zoning or subdivision regulations. 

 
There have been no such changes. 
 
Mr. Woodhull, DPW read the comments of the department: 
Department has no objection to the granting of this extension.  All required plans are technically 
approved and only administrative issues remain outstanding.  The Agreements have been sent to the 
Developer for their action.  Upon receipt of the completed agreements the Department of Public 
Works will be able to approve the final design plans. 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project’s 
extension.  No one spoke. 
 
 
Mr. Sennstrom read the recommendation of the staff: 
APPROVAL of a one year extension of the preliminary plat (to expire on 4/16/08). 
 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mrs. Bowlsbey. 
 
All approved.  Motion carried. 
 
 
14.  Marley Farms, Section D, Lots 51-56, Childs Road, Preliminary Plat Extension, McCrone, 
Inc., Third Election District. 
 
Mike Burcham with McCrone, Inc., and Gary Slagle, developer appeared and presented an overview 
of the project.  They are requesting an extension for the Preliminary Plat for the same reasons as 
stated in #12 &13 on the agenda.  They received Final Plat approval, pre-construction meeting has 
been arranged, MDE permits have been issued.  They would like to keep the Preliminary Plat 
approval valid until recordation. 
 
Mr. Sennstrom, P&Z read the comments of the department: 
Marley Farms concept plat was approved on 17 November 2003 with four conditions: 
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1. A boundary line survey being completed prior to completion of the preliminary plat for 
density calculation purposes; 

2. A JD being completed prior to Planning Commission review of the preliminary plat; 
3. The vegetative equivalent of a Bufferyard D being incorporated into the FCP/Landscape Plan 

along the boundary of the adjacent M2 property; 
4. All road names being approved prior to the Planning Commission’s review of the 

preliminary plat. 
 
Marley Farms preliminary plat was approved on 21 June 2004 with four conditions: 

1. Health Department requirements being met; 
2. DPW requirements being met; 
3. The FCP and Landscape Plan being approved prior to Final Plat review and their details 

matching those of the final plat; 
4. Either a JD being provided or a forest retention area being shown on the plat provided to the 

Office of Planning & Zoning prior to final plat submission. 
 
The Planning Commission granted a preliminary plat extension of one year on 15 May 2006.  This 
continued the preliminary plat’s validity through 15 May 2007. 
 
Marley Farms final plat was approved by the Planning Commission on 27 November 2006 with nine 
conditions: 

1. Health Department requirements being met; 
2. DPW requirements being met; 
3. A landscape agreement being executed prior to recordation; 
4. Deed restrictions for the long term protection of the forest retention areas being recorded and 

noted on the plat prior to recordation, with the metes and bounds description of the FRA 
being shown on the record plat; 

5. A mini-road maintenance association being established prior to recordation, with the owners 
of those lots accessing the mini-road becoming members; 

6. Either these lots becoming members of the existing Marley Farms HOA or a new one for 
these lots being formed; 

7. In either case, $50 per recorded lot being placed in escrow for improvements prior to 
recordation; 

8. Access rights of the lot owners from other sections to Section D’s COS being formalized 
prior to recordation and noted on the record plat; 

9. A stream crossing permit being obtained prior to recordation. 
 
(Section 4.1.17 – Preliminary plat approval shall be valid for  a period of two (2) years from the date of Planning Commission approval.  The 
recordation of any section of a final plat shall extend the preliminary plat approval for an additional two (2) year period from the date of said 
recordation.  If a final plat is not recorded, during the period, then the developer may request an extension in accordance with Section 4.1.18) 
 
Pursuant to Article IV, Section 4.1.18 of the Cecil County Subdivision Regulations, the Planning 
commission may, at their regular monthly meeting, grant an extension of the preliminary approval 
upon application by the developer.  In connection with said request, the Planning Commission shall 
consider the following: 
 

(a) Change in adjoining land use. 
(b) Change in street or highway plan. 
(c) Change in zoning or subdivision regulations. 

 
There have been no such changes. 
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Mr. Woodhull, DPW read the comments of the department: 
Department has no objection to the granting of this extension.  All of the required plans are 
technically approved and only administrative issues remain outstanding. The Agreements have been 
sent to the Developer for their action.  Upon receipt of the completed agreements the Department of 
Public Works will be able to approve the final design plans. 
 
Mr. Mortimer read the comment for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project. 
No one spoke. 
 
Mr. Sennstrom read the recommendation of the staff: 
APPROVAL of a one year extension of the preliminary plat (to expire on 4/16/08). 
 
 A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mrs. Bowlsbey. 
 
All approve.  Motion carried. 
 
 
15.  Rhodes Mountain Estates, Lots 1-32, Irishtown Road, Preliminary Plat Extension, McCrone, 
Inc., Fifth Election District. 
 
Mike Burcham with McCrone, Inc. appeared and presented an overview of the project.  This plan 
received Final Plat approval in November 2006.  The record plats are in the Health Department 
awaiting signatures.  The one outstanding issue is the renewal of the Ground Water Appropriation 
Permit.   
 
Mr. Sennstrom, P&Z read the comments of the department: 
The Rhodes Mountain Estates concept plat was approved by the Planning Commission on 22 
January 2004 with four conditions: 

1. A boundary line survey being completed prior to completion of the preliminary plat for 
density calculation purposes; 

2. A JD being completed prior to Planning Commission’s review of the preliminary plat; 
3. Minor subdivision #2724 being referenced; 
4. The zoning being corrected on the lands of Wells. 

 
The Rhodes Mountain Estates preliminary plat for Section 1 was approved on 21 June 2004 with 
five conditions: 

1. Health Department requirements being met; 
2. DPW requirements being met; 
3. Minor subdivision #2724 being referenced on the plat; 
4. The FCP and Landscape Plan being approved prior to Planning Commission review of the 

final plat; 
5. Routing of the Elk Neck Trail being delineated on the final plat as it was on the adjacent 

property. 
 
The Rhodes Mountain Estates final plat for Lots 1-32 was approved on 27 November 2006 with 
seven conditions: 

1. Health Department requirements being met; 
2. DPW requirements being met; 
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3. A landscape agreement being executed prior to recordation; 
4. Deed restrictions for the long term protection of the Forest Retention areas being recorded 

and noted on the plat prior to recordation, with the metes and bounds description of the FRA 
being shown on the record plat; 

5. A HOA for the maintenance of the common open space being established with $50 per lot 
being placed in escrow for improvements prior to recordation; 

6. Linkage of the Elk Neck Trail greenway to the adjacent Villages at North East project being 
finalized and shown on the plat prior to recordation; 

7. A notation being added to the record plat which would account for the Jesse Lane acreage 
that is located in the COS. 

(Section 4.1.17 – Preliminary plat approval shall be valid for a period of two (2) years from the date of Planning Commission approval.  The 
recordation of any section of a final plat shall extend the preliminary plat approval for an additional two (2) year period from the date of said 
recordation.  If a final plat is not recorded, during the period, then the developer may request an extension in accordance with Section 4.1.18.) 
 
The Planning Commission granted an extension of the preliminary plat’s validity on 5/15/06.  This 
extension is valid through 5/15/07. 
 
Pursuant to Article IV, Section 4.1.18 of the Cecil County Subdivision Regulations, the Planning 
Commission may, at their regular monthly meeting, grant an extension of the preliminary approval 
upon application of the developer.  In connection with such request, the Planning Commission shall 
consider the following: 
 

(a) Change in adjoining land use. 
(b) Change in street or highway plan. 
(c) Change in zoning or subdivision regulations. 

 
There have been no such changes. 
 
Mr. Mortimer asked Mr. Sennstrom if part of this project is located in the NAR zone.  Mr. 
Sennstrom said yes.  Mr. Mortimer stated that the zoning has changed.  He asked why this project 
wouldn’t be affected.  Mr. Sennstrom said that is up to the Planning Commission to determine.  The 
approvals were granted before the density change took place. 
 
Mr. Woodhull, DPW read the comments of the department: 
Department has no objection to the granting of this extension.  All of the required plans are 
technically approved and only administrative issues remain outstanding. The Agreements have been 
sent to the Developer for their action.  Upon receipt of the completed agreements the Department of 
Public Works will be able to approve the final design plans. 
 
Mr. Mortimer read the comments for the Health Department.  See attached. 
 
Chairman Brown asked if anyone would like to speak in favor or in opposition of this project.  No 
one spoke. 
 
Mr. Sennstrom read the recommendation of the staff: 
APPROVAL of a one year extension of the preliminary plat (to expire on 4/16/08). 
 
A motion for approval was made by Mr. Doordan. 
The motion was seconded by Mr. Mortimer. 
 
All approved.  Motion carried. 
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General Discussion: Bud Felty, McCrone, Inc., Section 4.1.17 – Subdivision Regulations. 
 
Section 4.1.17: 
Preliminary Plat approval shall be valid for a period of two (2) years from the date of Planning 
Commission approval.  The recordation of any section of a Final Plat shall extend the Preliminary 
Plat approval for an additional two (2) year period from the date of said recordation.  If a Final Plat 
is not recorded during the period, then the developer may request an extension in accordance with 
Section 4.1.18. 
 
Bud Felty with McCrone, Inc. spoke about his concerns with Section 4.1.17 of the Cecil County 
Subdivision Regulations.  Mr. Felty would like the Planning Commission to consider changing the 
wording to reflect a more clear process.  A letter from Mr. Felty containing suggestions for a 
revision was provided to the Planning Commission members.   
 
Mr. Mortimer read the comments from the Health Department pertaining to the suggestion for a 
revision to Section 4.1.17.  See file. 
 
Discussion ensued regarding suggested time tables for approvals. 
 
Chairman Brown motioned to adjourn. 
 
 
The April Planning Commission meeting adjourned at 3:00 p.m. 
 
 
Respectfully Submitted: 
 
 
       
Jennifer Bakeoven 
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