Mayor & Council of Berlin

10 William Street, Berlin, Maryland 21811
Phone 410-641-2770  Fax 410-641-2316

www.berlinmd.gov

Town of Berlin
Planning Commission
May 14", 2025 - 5:30 PM
Berlin Town Hall - Council Chambers

Call To Order
Agenda Adoption
Approval of Minutes - November 13, 2024

1.
2.
3.
4.

Case # PC-5-14-25-01: West Street/Washington Street Parking Lot (Tax Map 300,
Parcel 1146) - Site Plan & Layout Concept Review

Comments from the Public

Comments from the Staff

Comments for the Chairman

Comments from the Commission

®© & 3 9

Adjournment
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Agenda Item 3

Town of Berlin
Planning Commission
Wednesday, November 13, 2024
Meeting Minutes

Chairman Matt Stoehr called the November 13, 2024, Planning Commission meeting to order at 5:30 PM.
Members present were Vice Chairman Austin Purnell and members Pete Cosby, Ron Cascio, and Erich
Pfeffer. Members absent were Newt Chandler, Chris Denny and alternate Steven Scheiber. The staff
present included Town Administrator Mary Bohlen, Permit Coordinator Carolyn Duffy, and Special
Projects Administrator Kate Daub.

Chairman Stoehr called the meeting to order and requested a motion to approve the November 13, 2024,
meeting agenda. Mr. Cascio made the motion, which was seconded by Mr. Cosby, and the agenda was
unanimously approved by the Commission. Following this, Chairman Stoehr called for a motion to
approve the October 9, 2024, meeting minutes. Mr. Cascio noted a few minor corrections, including
replacing the term "wood-grained windows" with "wood-grained side" and correcting a name in the
minutes from "Stolkoff" to "Schoellaopf." Mr. Purnell motioned to approve the minutes with the
suggested corrections, which Mr. Cascio seconded. All members unanimously approved the corrected
minutes.

The meeting began with a discussion about proposed revisions to the approved site plan for Phase 2B of
the Oceans East apartment complex. Mr. Brock Parker from Parker and Associates, the development
team for the project, presented the updated plans. He noted that this was the third iteration of the
development plan. Initially, he said Phase 2 was intended to include a mix of townhouses and three-story
garden walk-up buildings. However, Mr. Parker explained that, due to changing economic conditions, the
plan was revised to consist entirely of garden walk-ups to better align with current market demands. He
explained that the updated configuration now features two buildings with 24 units each and one with 36
units, all designed to maintain the same architectural style as the existing structures within the
development.

Mr. Parker outlined the evolution of the project plan, noting that the initial iteration proposed 132
apartments, the second iteration increased this number to 144, and the current revision had further
raised it to 180 units. He explained that these adjustments were made possible due to the greater density
achievable with garden walk-ups compared to townhouses. Additionally, he said the changes resulted in
slightly modified parking configurations to accommodate the revised building layouts. Mr. Parker assured
the commission that the revisions comply with density and open space zoning regulations. While the
total density cap for the Oceans East project is significantly higher than what was proposed in the current
phase, he clarified that the new configuration is designed to optimize the use of allocated space while
maintaining architectural coherence with the existing phases.

The discussion shifted to the details of the new buildings. Mr. Parker highlighted that each building
included leasable garages or storage spaces, with eight bays per garage. He noted strong demand for
these units, as they offer a more affordable alternative to townhouses. Mr. Parker also mentioned that the
development was nearing full occupancy, underscoring the high demand for this type of housing in the
current economic climate. Concerns regarding future phases of the Oceans East development were also
discussed, mainly focusing on infrastructure and the design of the main entrance. Mr. Cosby voiced
concerns about whether the existing roadway could handle the anticipated increase in traffic and
criticized the current entrance design as awkward and potentially problematic. Mr. Parker explained that
1
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the entrance design had been a requirement imposed during the project's initial approval, describing it as
a compromise that had to be accepted. While acknowledging its limitations, he emphasized that the
project team did not assume responsibility for any future issues arising from the design.

The commission reviewed and unanimously approved the proposed revisions to the site plan, building
mix, and dumpster configuration for Oceans East Phase 2B. Mr. Purnell made the motion to approve the
changes, which was seconded by Mr. Cosby and carried without objection. Mr. Parker thanked the
commission for their constructive feedback and collaboration throughout the process.

Next, the commission reviewed proposed updates to the concept plan for the Microtel Hotel
development project. Mr. Thomas Zambetis and Mr. Athon Zambetis from A&M Properties were
accompanied by Mr. Ernie Felici Jr., the project manager from Beacon Hospitality, and Mr. Brett Ewing
from Lane Engineering. Mr. Felici explained that changes made to the building’s design since their last
presentation included extending brick to wrap around the entire storefront and color adjustments to
better harmonize the building's facade. He also noted that awnings were added above the windows and
atvarious entry points, including the rear lobby door, to enhance the design's aesthetics and
functionality.

Further refinements to the hotel design also included the addition of planters beneath windows to
incorporate greenery and offset the building’s concrete walkway. Mr. Felici addressed how color changes
and materials, such as a brown tint for the exterior ethos, aligned the rear of the building with its front-
facing aesthetic, and double-hung windows were incorporated into the brick portion of the building to
enhance visual appeal. The commission acknowledged the effort put into the revisions, with Mr. Stoehr
expressing gratitude for the team’s responsiveness to earlier feedback.

While the proposed improvements received general approval, some members suggested additional
adjustments. Mr. Cascio recommended replacing the brick beneath the windows with paneling, aiming
for a more traditional and cost-effective appearance. Mr. Cosby proposed extending the canopy roof to
the building's north edge to create a more cohesive visual transition while also offering practical benefits
like rain protection. However, concerns were raised about whether this extension would disrupt grassy
areas or clash with the overall design. Mr. Felici noted that earlier designs had included canopies on all
sides of the building but were scaled back to avoid overburdening the structure visually. After some
discussion, Mr. Zambetis and Mr. Felici agreed to revisit the canopy design, seeking a solution that would
balance aesthetics, functionality, and practicality.

Mr. Pfeffer suggested breaking the awning's continuity along the south side of the building to avoid an
overly uniform appearance. However, Mr. Felici countered that the existing vegetation along the highway
would naturally soften the visual impact of the awning from certain viewpoints, reducing the need for
further structural alterations.

The group engaged in an in-depth discussion about selecting materials and colors for various sections of
the building, focusing particularly on the rear facade. Mr. Pfeffer proposed using a distinct blue tone
instead of trying to match the existing brick color, cautioning that attempting to replicate the brick might
result in a mismatched and inauthentic appearance. He explained that the intention behind this
suggestion was to ensure that the materials and colors harmonized with the building’s overall design
rather than creating an unconvincing imitation.

The group continued to deliberate whether to retain the current design or incorporate brick or alternative
materials. Mr. Pfeffer reiterated his stance against matching brick in areas where it wasn’t already

2
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present, arguing that such an approach could undermine the visual impact of the front facade. He
advocated for using a distinct color on the rear facade, noting that its distance from the front provided an
opportunity for more design flexibility. Ultimately, the group concluded that the rear facade should
remain simple, favoring streamlined material choices to avoid unnecessary complexity.

The group reflected on their collaborative efforts with the Microtel design team, recognizing that the
commission's feedback and cooperation had significantly enhanced the final design. While Mr. Zambetis
acknowledged some frustration with the lengthy process, he expressed gratitude for the constructive
dialogue that he felt ultimately strengthened the project.

Mr. Felici emphasized the importance of achieving consensus and providing clear direction, noting that
early meetings had been particularly challenging due to a lack of clarity. He suggested the need for more
precise written guidelines to streamline future collaborations and avoid similar hurdles.

Anton Zambetis also addressed the complexities of balancing corporate requirements with local input,
highlighting that, despite the challenges, working with the commission had been far smoother than
navigating corporate constraints.

Mr. Stoehr concluded by commending the collaboration, stating that the final design successfully
integrated the community’s needs with the project’s overarching goals.

Mr. Zambetis confirmed they were awaiting final approval before moving forward, adding that their
contractor had already priced material changes, including differences between new and reclaimed brick.
Although reclaimed brick was significantly more expensive, he said the team felt it was worth the cost for
the added character it brought to the building. Mr. Zambetis revealed that Modus Architecture had taken
over as the architect of record due to their familiarity with the prototype design. He said the change had
allowed for smoother integration of updates and alignment with the building’s overall concept.

There was a detailed discussion about the cost and availability of bricks, particularly reclaimed ones. Mr.
Zambetis noted that reclaimed bricks could cost up to $2 per piece compared to the standard $0.80-
$0.90 for new bricks, but the team was committed to sourcing 37,000 reclaimed bricks to meet the
design’s aesthetic goals.

The discussion concluded with a motion from Mr. Cosby to approve the concept design plan and
elevations proposed. This approval included the agreed-upon changes, such as modifications to the
canopy design, awning placement, and paneling. The motion was seconded by Ms. Cascio and received
unanimous approval from the Commission. The project team expressed their gratitude for the
Commission's input and looked forward to moving ahead with the finalized plans.

Following the motion, Mr. Ewing sought clarification on whether the site plan could be approved. Town
Administrator Mary Bohlen responded that it could not be formally approved because it had not been
placed on the agenda in the required format. She explained that the conceptual plan was eligible for
discussion, but final site plan approval would require additional steps.

While discussing the approval process, Mr. Ewing acknowledged the procedural uncertainties arising
from challenges created by the ongoing moratorium, which had slowed the approval processes. Ms.
Bohlen clarified that detailed plans, including updates on utilities and grading, could be addressed once
the moratorium was lifted.
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The meeting transitioned to a discussion about the proposed design guidelines and standards for the
town. Mr. Stoehr shared updates from a recent meeting with the Historic District Commission, which
expressed unanimous support for the guidelines. He emphasized that these guidelines are intended as a
temporary measure until a planning director can be hired and a more thorough review can take place. He
also explained that the proposed guidelines largely reflect Worcester County’s code, with minor
adjustments to make them suitable for Berlin.

The conversation shifted to the urgent need for a planning director, with several commission members
emphasizing the importance of filling this position as soon as possible. Mr. Stoehr pointed out that a new
planning director would likely require six to twelve months to become acquainted with ongoing projects
and existing guidelines, highlighting the necessity for interim solutions.

Mr. Pfeffer proposed scheduling a joint meeting between the planning commission and the town council
to align their objectives and provide guidance for the incoming director. Mr. Cascio agreed with the idea
of a joint meeting but cautioned against moving forward without a clear agenda, as this could lead to
unfocused discussions.

Furthermore, Mr. Pfeffer noted the importance of having the town attorney present during meetings
involving large development projects, especially when applicants bring legal representation. He argued
that this would help ensure the town's interests are adequately protected and reduce potential
proceduralissues.

Mr. Stoehr noted that, despite the absence of formal legal representation on behalf of the town and
commission in recent discussions, the process regarding the Microtel project had proceeded smoothly,
thanks to the collaborative nature of both the applicants and the commission. He emphasized how rare
such collaboration is in development projects and praised the applicants for their willingness to listen to
and incorporate the commission’s suggestions, even though they were not required to do so. Mr. Cascio
agreed, stressing the importance of their cooperative attitude as a positive precedent for future projects.

With no further questions or comments, Chairman Stoehr requested a motion to adjourn. On a motion
made by Mr. Cosby and seconded by Mr. Purnell, the meeting adjourned at 6:30 PM.

Respectfully submitted,

Kote Doudy

Kate Daub
Special Projects Administrator
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Mayor & Council of Berlin  perlin

10 William Sheet, Berlin, Maryland 21811 -R MAIN STREE]
Phone 410-641-2770  Fax 410-641-2316 Scﬁ[ﬁﬁﬂ!l]ﬁ:[ﬂlc(:t
wwv.berlinind.gov
PLANNING COMMISSION APPLICATION
DATE: _ 4/2/2025 CASE NUMBER: " °~2-14-25-01
APPLICATION FOR (check one); SUBDIVISION X SITE PLAN REVIEW OTHER

PROJECT NAME/DESCRIPTION: VVest Street / Washington Street Parking Lot

Parcel 1146 of Worcester County Tax Map 300, located on the westerly side of West Street,
LOCATION OF PROPERTY: and northerly side of Washington Street Extended

SIZE OF PROPERTY: 2.13 acres ZONING: R-2 TOTAL LOTS: 1 (Lot #3)
PROPERTY OWNER/AGENT: Mayor & Council, Town of Berlin PHONE # 410-641-4143
ADDRESs 10 William Street EMAIL rhardesty@berlinmd.gov
IMPORTANT:

¢ Applications must be submitted at least thirty (30) days prior to a regularly scheduled meeting of the

Planning Commission.
¢ Nine (9) copies of the proposed subdivision or site plan must be provided with this application.

o Applicable review fees must be paid when application is submitted.

ADDITIONAL INFORMATION/EXPLANATION

with the permltted use outlmed in the R- 2 Zone underTown Code Section 108 325 (6) Dunnq
the first year of operation, only minimal disturbance is expected. A proposed site plan and

layout concept are submitted for review.

The applicant, or an authorized representative, has been advised to appear at the meeting of the
Planning Commission scheduled for_Wednesday, May 14, 2025 (date).

Applicant
Signature %t!&& ‘l@dﬁg—r&j Date

APPROVED:
Planning Commission Chair (Date)
Planning Director (Date)
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Kate Daub
Textbox
PC-5-14-25-01

Kate Daub
Textbox

Kate Daub
Textbox

Kate Daub
Textbox
(6).


Real Property Data Search ()
Search Result for WORCESTER COUNTY

View Map View GroundRent Redemption

Spoclal Tax Recapture: None

Account Idenitifler: District - 03 Account Number - 7686003

View GroundRent Reglstration

Owner Information
Owner Namo! ESHAM WILLIAM E JR & Use: RESIDENTIAL
ESHAM WILLIAM E JR & JOSEPH E MOORE TRUSTEES ETALPrincipal Residenco:NO
Malling Addross: POBOX 77 Deod Referenco:  /08857/ 00394
BERLIN MD 21811-0000
Locatton & Structure Information
Pramises Address: Lagal Description: LOT 3 2.13ACS
W SIDE WEST §T
PL REV REASMBLD LDS ESHAM
Map: Grid: Parcel:  Nelghborhood: Subdivislon: Soctlon:  Block: Lot: Assessment Yoar: Plat No:
0300 0021 1146 3040044,24 0000 2022 Plat Rof: 245/ 14
Town: BERLIN

Primary Structure Bullt Above Grado Living Area

Slorles  Basament Type Extaror  Quality  Full/Half Bath
!

Value Information

Baso Value Value
Asof
01/01/2022
Land: 72,200 72,200
Improvemants 0 0
Total: 72,200 72,200
Prefarentlal Land: 0 0

Transfer Information

Data: 10/27/2016
Deod1: /06657/ 00384

Seller: ESHAM WILLIAM E SR &ANNAT
Type: NON-ARMS LENGTH OTHER

8eller: Date:
Typo: Deadt;
Beller: Date:
Type: Deod1:

Exemptlon Information

Partlal Exempt AssosamentsiClass

County: 000
State: 000
Municlpal: 000

Special Tax Recoptura: None

Finlshed Basomont Aroa

Property Land Area County Uso
2.1300AC

Garage  Last Notica of Major Improvements

Phase-n Assessments

Asof Asof

07/01/2023 07/01/2024

72,200 72,200
Prico: SO
‘Doed2:
Pdco:
Deoed2:
Prica:
Deed2:

07/01/2023 07/01/2024

0.00

0.00

0,00}0,00 0.00{0.00

Homestead Applicaticn Information

Homestead Application Status: No Application

Homeowners' Tax Credit Application Information

Homaowners® Tax Credit Application Statua: No Application

Dato:
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4/28/25, 9:01 AM 8 ft. Landscape Timber 288731 - The Home Depot

#1 Home Improvement Retailer

00

ﬁ 00 ? P\
@ (2 Ocean City 10PM (b 21811 w.n ],., (D Ocean City 10PM [ 21811 Shop Al Services  DIY  Log In

Home / Lumber & Composites / Timber

Internet # 301802514 Model # 288731 Store SKU # 129430

, 3.6¢
( Top Rated | Q

8 ft. Landscape Timber
¥ e e e 0 (2072) v Questions & Answers (255)

X
w
]

-]

o
15
@

ke

E;

Hover Image to Zoom

£> Share @ Print

SHOP SPRING DEALS

Buy 24 or more $5,11

https://www.homedepot.com/p/8-ft-Landscape-Timber-288731/301802514 1/5
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Mapor & Council of Werlin

10 Billitam Stveet, Berlin, Marpland 21811 “MAIN STREET-
Phone 410-641-2770  Fax 410-641-2316 I—W

www.berlinmd.gov

BOARD OF ZONING APPEALS APPLICATION
ADDRESS OF PROPERTY:_ \M€ St 3+—// Wdﬁhlﬂ@‘mﬂ ST 5 208

APPLICATION FOR: VARIANCE CONDITIONAL USE APPEAL

LOT # ?) LOT SIZE: . I3 ACS ZONING DESIGNATION:IRH =~ TAX MAPOBéo PARCELI I“ﬂp

APPELLANT NAME: [V\&J61_awD Cancr | nopress: 10 William S Berlnind. 21211

APPELLANT PHONEH: ("‘*3\ 373 -3935 appeLianT EmAIL: d@ RSL? I [ beelinmd. goV

PLEASE PROVIDE A BRIEF DESCRIPTION OF THE GROUNDS FOR THE APPEAL. IF THE REQUEST IS FOR A
VARIANCE, PROVIDE A DESCRIPTION OF THE LAND USE HARDSHIP. IF THIS IS A CONDITIONAL USE REQUEST,
PROVIDE A BRIEF DESCRIPTION OF THE PROPOSED USE: {... n Mon. and Ccr'n ] have leased Ahe

.Ppnﬂ fo b usd w5 o puﬁ.lté r,qn].'\hq \ot which 15 o puamHlD vse i Fhe R-2 Bone 'P’l@[’-'**
ko |08~ 235 ( ‘e\ e Mager oo Gunel) e vec,f e wawver of He fp’mkth
Rz paouulewan’rs 4 éﬂ:—\'w‘a |0% - ’?3?&1\ as alloweo By Seckion IO?“TW
(d) (4)-

PROPERTY OWNER: Y‘f\m‘w- o Geoen ) appRess: [0 Wi llime 9{' Eprl\m ol 21811

prone#: (443) 373-393S0\  Eman: clﬂnﬁk L P Perlynmd - qoY

OWNER SIGNATURE: \\} N e CW/‘“'“\ pATE: 2| 23[26
FOR OFFICE USE ONLY

CASE # HA-A5 -0 4 DATE APPLICATION RECEIVED

HEARING DATE /—/ ~A-AS PROPERTY POSTED DATE 3 / (Y ! I5

FEES DUE . . FEES PAID

DECISION: Approved 4/2/2025.

5.14.25 PC Meeting Packet_Page 19 of 19



	CONCEPT SITE PLAN - 0050A002.094 - WASHINGTON & WEST STREET PARKING LOT.pdf
	Sheets and Views
	C-101 CONCEPT SITE PLAN


	Extracted pages from 4.02.25 BZA Packet.pdf
	CONCEPT SITE PLAN - 0050A002.094 - WASHINGTON & WEST STREET PARKING LOT.pdf
	Sheets and Views
	C-101 CONCEPT SITE PLAN




