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
July 16, 2025 - 5:30 PM
Berlin Town Hall - Council Chambers

Call To Order

Agenda Adoption
Approval of Minutes — June 11, 2025

Election of Chairman & Vice-Chairman

1
2
3.
4
5

Case # PC-7-16-25-04: 9933 Old Ocean City Blvd., Burley Building Company,

Concept Site Plan Review
6. Comments from the Public
7. Comments from the Staff
8. Comments for the Chairman
9. Comments from the Commission

10. Adjournment

Any persons with questions about the above-referenced meeting or any persons needing special accommodations
should contact Kate Daub at 410-641-4002. Written materials in alternate formats for persons with disabilities
are made available upon request. TTY users dial 7-1-1 in the State of Maryland.
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Town of Berlin
Planning Commission
Wednesday, June 11, 2025
Meeting Minutes

Chairman Matt Stoehr called the Planning Commission meeting to order on June 11, 2025, at 5:30 PM.
The members present included Vice Chairman Austin Purnell, Pete Cosby, Erich Pfeffer, Steven Scheiber,
Dirk Widdowson, Janelle Gerthoffer, and Logan Hall. The member absent was Newt Chandler. The town
staff present included Town Administrator Mary Bohlen, Acting Planning and Zoning Director Ryan
Hardesty, and Special Projects Administrator Kate Daub. Others present were Councilmember Jay Knerr.

Chairman Stoehr called the meeting to order and requested a motion to approve the agenda for the June
11, 2025, meeting. Mr. Purnell made the motion, which Mr. Cosby seconded, and the Commission
approved the agenda unanimously.

Next, Chairman Stoehr requested a motion to approve the minutes from the meeting held on May 14,
2025. Mr. Widdowson moved to approve the minutes, and Mr. Purnell seconded the motion. All members
approved the minutes unanimously.

Chairman Stoehr then introduced two new members to the Commission, including Ms. Janelle Gerthoffer
as the first alternate and Mr. Logan Hall as the second alternate. He invited Ms. Gerthoffer to join the
commissioners at the dais to participate in the meeting due to Mr. Chandler’s absence.

Mr. Blair Rinnier of Rinnier Development Company, accompanied by his civil engineer, attended the
meeting to present a revised emergency access plan for the OCD Phase 2B Comprehensive Development
Plan. He stated that the original road layout, designed to support development across 120 to 190 acres,
had been adjusted due to changing construction conditions. He explained that Oceans East 2 had been
divided into two sub-phases, 2A and 2B. He clarified that the road section currently under review was
never intended for actual construction but had served as a placeholder to assist with building placement.

He said that the updated plan reroutes access for 96 residential units through Oceans East 1, specifically
near the clubhouse area. He added that the southern portion of the development, known as Oceans East
2B, would be addressed in a future expansion phase. He stated that the revised plan includes three
access points: the existing construction entrance from Seahawk Road, intended for emergency vehicles;
the main entrance of Oceans East 1; and a newly proposed emergency access route. He concluded by
noting that this new route would provide internal connectivity within the development while avoiding
conflicts with public traffic.

Mr. Cosby expressed concern regarding the historical neglect of emergency access roads, particularly
those made of gravel, which often made them unsuitable for ambulance use. In response, Mr. Rinnier
stated that the proposed emergency road would be built to full municipal standards, including asphalt
paving and adequate stabilization. He assured the Commission that the road would be clearly marked
with signs to limit residential traffic and would be regularly maintained until future phases of the road
network were completed. He further explained that the segment highlighted in red on the submitted
plans would be constructed to the same structural standards as the other neighborhood roadways.

Further discussion focused on traffic flow design elements, including grassy medians and boulevard-
style roads. Mr. Purnell stated that documentation needed approval from the Berlin Fire Department
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before the project could proceed, a condition that Chairman Stoehr confirmed as necessary. Mr.
Scheiber inquired about how signage would be implemented to prevent residents from using the
emergency-only road. In response, Mr. Rinnier said that both the design and strategic sighage would
deter unauthorized use. He explained that traffic would be routed past the clubhouse to foster a sense of
community. He also mentioned a future roundabout, referred to as the “track circle,” as part of the site’s
long-term infrastructure plan.

Mr. Rinnier stated that the revised access plan would not compromise emergency response capabilities.
He added that the overall distance and layout for emergency staging would remain consistent with earlier
plans, and he confirmed that several existing staging areas were still fully functional. Despite these
assurances, Chairman Stoehr expressed concern about the long-term reliability of the proposed
emergency access strategy. In response, Mr. Rinnier offered to coordinate a meeting between the town’s
Planning Department staff, the Berlin Fire Department, and his project team to finalize a design
acceptable to all parties.

Mr. Widdowson sought clarification regarding a perceived request mentioned in the staff report included
in the meeting packet to remove a previously planned roundabout. Mr. Rinnier stated that the roundabout
would not be eliminated but rather deferred to a future phase. He stressed that the proposed emergency
road was intended only as a temporary solution and not a permanent replacement.

Mr. Widdowson stated he would support conditional approval of the plan based on the staff’s
recommendations and made a motion to approve the proposal with several key clarifications. He said
that confirmation should be obtained from the Berlin Fire Company to ensure that the revised access
lane, along with any changes to the originally proposed roundabout, would continue to meet all
emergency access requirements.

He expressed concern over the language referring to the “elimination of the roundabout” and stated that
he did not support its complete removal but preferred that it be deferred or modified as necessary. He
suggested holding a meeting to review the construction of the emergency access road and identify
suitable areas for emergency vehicle turnaround and staging, particularly near Building 1 and throughout
Phase 2. He further emphasized that future phases of development must incorporate consistent and
well-planned circulation patterns to prevent the creation of isolated sections of the community that rely
on a single point of access. Mr. Purnell seconded the motion, and it passed unanimously.

Next, Mr. Mark Spencer-Cropper, representing Coastal Ventures Properties, LLC, introduced the rezoning
request for Parcel 57. He stated he was accompanied by Mr. Palmer and Mrs. Sandy Gillis, with Mr. Gillis
acting as the principal of the development firm. Mr. Cropper explained that the applicant sought to
rezone the parcel from R-1 (Residential) to B-2 (Shopping District) as a condition for finalizing a land
disposition agreement with the Town of Berlin. To support the application, he distributed binders to the
commission that contained documentation and materials aimed at demonstrating the appropriateness
and necessity of the rezoning request.

He explained that the site, previously home to the Tyson Chicken plant, had historically been used for
industrial purposes but was still zoned for residential use. He stated that this zoning classification was
either an oversight or had become outdated due to significant changes in the surrounding neighborhood.
Mr. Cropper added that the Maryland Department of the Environment had issued a “No Further
Requirements Determination” for the parcel, confirming that no additional state-imposed environmental
controls were needed for redevelopment as a commercial or industrial site.
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He argued that rezoning was both appropriate and necessary to reflect current land-use conditions and
to support redevelopment. He stated that supporting materials included a land-use map designating the
area as “neighborhood commercial,” along with aerial photographs and a binder of planning
documentation. Mr. Cropper asserted that the rezoning request was backed by Maryland Land Use Code
84-204, which permits changes in zoning when conditions justify such alterations. He acknowledged that
there had been no recent population changes to independently warrant rezoning but contended that the
site’s existing public utilities and its proximity to major thoroughfares, Route 50, Route 113, and Route
818, made itideally suited for commercial redevelopment. He noted that the property’s inclusionin a
development agreement with the Town of Berlin, which outlines specific, pre-approved commercial uses,
further reinforced the case for rezoning.

Mr. and Mrs. Gillis both expressed their support for the rationale and documentation presented by Mr.
Cropper.

Mr. Cropper also pointed to Section 8.3 of the development agreement, which he stated explicitly
prohibited undesirable uses such as pawn shops, adult entertainment venues, liquor stores, and other
businesses deemed incompatible with the character of the community. Mr. Widdowson sought clarity
regarding the term “unrestricted commercial” as used in the state’s environmental certification. Mr.
Cropper explained that it referred to permitted uses such as shopping centers, office buildings,
restaurants, and medical facilities. He noted that these were considered Tier 2 uses and required no
additional environmental oversight from the state.

Additionally, Mr. Widdowson requested clarification regarding the intended development plan. In
response, Mr. Cropper directed him to Exhibit D of the development agreement, which outlined a two-
phase plan focused on office and retail construction. Mr. Gillis confirmed that the project would not
include any residential development.

Chairman Stoehr inquired about when the current R-1 zoning designation was applied. Town
Administrator Mary Bohlen stated that she was uncertain of the exact date but believed the designation
was established when the town purchased the property in 2016, with the initial intent of developing a
public park. She added that the idea had since been abandoned.

Ms. Gerthoffer said she supported the rezoning, noting that it aligned with the economic development
goals outlined in the town’s comprehensive plan. However, she recommended using the more narrowly
defined “neighborhood” boundary presented in Tab 8 of the binder to guide the project’s scope and
integration with the surrounding area.

Town of Berlin Councilmember Jay Knerr, who was present at the meeting, also expressed strong support
for the project. He stated he was confident in Coastal Ventures’ ability to successfully revitalize the site
and noted that the Mayor and Council had already shown their backing by submitting the rezoning
application as the property owner.

A motion made by Mr. Cosby, seconded by Mr. Widdowson, was unanimously passed to recommend
approval of the rezoning request to the Mayor and Council.

Chairman Stoehr expressed concerns about pedestrian safety along Old Ocean City Boulevard (Route
346), particularly in areas adjacent to newly constructed townhouse developments. He noted that with
an increasing number of children and families using the area, and limited sidewalks available, the safety
risks were growing. In response, Ms. Bohlen clarified that the road is under the jurisdiction of the
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Maryland State Highway Administration (SHA) and confirmed that Mayor Zack Tyndall intended to raise
the issue during an upcoming meeting with SHA officials. Mr. Widdowson recommended that the town
consider applying for state and federal grants specifically designed to improve pedestrian safety. He also
proposed revisiting the town’s sidewalk master plan to address existing gaps and prioritize future
enhancements.

With no further questions or comments, Chairman Stoehr called for a motion to adjourn. On a motion
made by Mr. Cosby and seconded by Mr. Purnell, the meeting adjourned at 6:42 p.m.

Respectfully submitted,

Kaote Doty

Kate Daub
Special Projects Administrator
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Agenda Item 5

Mayor & Council of Berlin  berlin

www.berlinmd gov

PLANNING COMMISSION APPLICATION
oate:_4/9 / z& CASE NUMBER: __ PC7-16-25-04
APPLICATION FOR (check one): ____SUBDIVISION ~ ____ SITEPLANREVIEW ./ OTHER
PROJECT NAME/DESCRIPTION: gx@ccg Butpiries Conpaky
LOCATION OF PROPERTY: 9235 /Nd (2 ream “ (1 Blud
SIZE OF PROPERTY: __ 3 _Acped Z0NING: _ To- 2— TOTALLOTS: ___ 2
PROPERTY OWNER/AGENT_NATHAN €L P& KSrEe PHONE#H G/ 430 3870
Abpress__ 29 Bu floewb ST EMAIL__Bu ﬂfff—{{ BuiLMIN & ro@@ﬂ"ﬁﬁ, Lo,

IMPORTANT:
e Applications must be submitted at least thirty (30) days prior to a regularly scheduled meeting of the
Planning Commission.
e Nine (9) copies of the proposed subdivision or site plan must be provided with this application,
e Applicable review fees must be paid when application is submitted.

ADDITIONAL INFORMATIQN/EXPLANATION:
/’,mmpgp—b A;P{or‘cﬂra_/f ; Scre PLAN _ ColcePT

The applicant, or an authorized representative, has been advised to aéJ}:ear at the meeting of the
Planning Commission scheduled for ___Wednesday, 7/16/2025  (gate).

Applicant : R
Signature /m}/ /)’—V‘ Date é,/ ‘f,/f;j

APPROVED:
Planning Commission Chair (Date)
Planning Director (Date)
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