
 

 

 

 

NOTICE OF PUBLIC HEARING 

WORCESTER COUNTY 

BOARD OF ZONING APPEALS 

AGENDA  
 

THURSDAY JULY 9, 2026 
 

Pursuant to the provisions of the Worcester County Zoning Ordinance, notice is hereby given that a public 

hearing will be held in-person before the Board of Zoning Appeals for Worcester County, in the Board 

Room (Room 1102) on the first floor of the Worcester County Government Center, One West Market Street, 

Snow Hill, Maryland. Audio and video recording will take place during this public hearing. 
 

The public is invited to view this meeting live online at - https://worcestercountymd.swagit.com/live 
 

 

6:30 p.m. 

 

Case No. 26-37, on the lands of Bali Hi Park, Inc, on the application of John and Fran Polubjak, requesting 

after-the-fact variances to the front yard setback from 10 feet to 8.96 feet (encroaches 1.04 feet) and to the 

rear yard setback from 5 feet to 4.88 feet (encroaches 0.12 feet) for an existing RV in a Cooperative 

Campground, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-318(e) and ZS 1-305, located at 12342 St. 

Martins Neck Road, Tax Map 10, Parcel 32, Lot 100, Tax District 5, Worcester County, Maryland. 

 

6:35 p.m. 

 

Case No. 26-40, on the lands of Scott and Lori Dunlop, requesting a variance to the front yard setback from 

40 feet to 24.2 feet (encroaches 15.8 feet) for a proposed residence in the R-1 Rural Residential District, 

pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-205(b)(2) and ZS 1-305, located at 11202 Charlie Drive, 

Tax Map 10, Parcel 216, Lot 105, Tax District 5, Worcester County, Maryland. 

 

6:40 p.m. 

 

Case No. 26-39, on the lands of Snow Hill Property LLC, requesting a variance to the side yard setback 

from 20 feet to 10.5 feet (to encroach 9.5 feet) for the conversion of an existing structure to a proposed 

mosque in the C-2 General Commercial District, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-

210(b)(8) and ZS 1-305 located at 12008 Ocean Gateway, Tax Map 26, Parcel 130, Tax District 10, 

Worcester County, Maryland. 

 

6:45 p.m. 

 

Case No. 26-44, on the lands of Louis and Shirley Lazzaro, requesting an after-fact modification to the side 

lot line from 6 feet to 1 foot (encroaches 5 feet) for an existing boat lift in the R-3 Multi-family Residential 

District, pursuant to Zoning Code §§ ZS 1-116(n)(3), ZS 1-207(d)(6), and ZS 1-335, and Natural Resources 

Code §§ 2-102(e)(2), located at 1 Sandpiper Lane, Tax Map 16, Parcel 38, Section 1, Lot 650, Tax District 

3, Worcester County, Maryland. 

 

6:50 p.m. 

 

Case No. 26-45, on the lands of Clara and Jeremy Ziman, on the application of J. Stacey Hart & Associates, 

Inc., requesting two modifications to the side lot line from 6 feet to 0 feet (encroaches 6 feet) for two 

proposed boat lifts in the R-2 Suburban Residential District, pursuant to Zoning Code §§ ZS 1-116(n)(3), 



 

 

ZS 1-206(d)(6), and ZS 1-335, and Natural Resources Code §§ 2-102(e)(2), located at 13013 North Shore 

Road, Tax Map 22, Parcel 367, Lot 10, Tax District 10, Worcester County, Maryland. 

 

6:55 p.m. 

 

Case No. 26-38, on the lands of John Scott Hagerty Revocable Trust and Teresa Lynn Hagerty Revocable 

Trust, on the application of Mark Spencer Cropper, requesting a variance to the Atlantic Coastal Bays 

Critical Area Buffer from 100 feet to 25 feet (an encroachment of 75 feet) and a special exception for the 

replacement of an existing residence in the RP Resource Protection District, pursuant to Zoning Code §§ 

ZS 1-116(c)(3), ZS 1-116(m), ZS 1-122(f), ZS 1-215(c)(1) and ZS 1-305 and Natural Resources Code §§ 

NR 3-104(d)(4) and NR 3-111, located at 11923 Salt Grass Point Road, Tax Map 16, Parcel 37, Tax District 

5, Worcester County, Maryland. 

 

7:00 p.m. 

 

Case No. 26-42, on the lands of Andrew Urban IV, on the application of Mark Spencer Cropper, requesting 

a modification to extend a pier with pilings and associated structures an additional 50 feet for a total distance 

of 200 feet channelward, pursuant to Natural Resources Code §§ NR 2-102(e)(1) and Zoning Code §§ ZS 

1-116(n)(2), located at 10525 Sussex Road, Tax Map 21, Parcel 196, Section D, Tax District 10, Worcester 

County, Maryland. 

 

 

Administrative Matters 
 

 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) will 

never require payment by wire transfer. If you receive such an email or call, contact DRP directly 

at 410-632-1200, and staff will be glad to assist you. 

 

 











WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-37 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) 

will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 

 

 

 

HEARING DATE: July 9, 2026 

 

LOCATION: 12342 St. Martins Neck Road, Tax Map 10, Parcel 32, Lot 100, Tax District 5, 

Worcester County, Maryland. 

 

APPROVAL REQUESTED: Two (2) after-the-fact variances to the front yard setback from 10 

feet to 8.96 feet (encroaches 1.04 feet) and to the rear yard setback from 5 feet to 4.88 feet 

(encroaches 0.12 feet) for an existing RV in a Cooperative Campground in the A-2 Agricultural 

District. 

 

CODE REFERENCES: Zoning Code §§ ZS 1-116(c)(4), ZS 1-318(e) and ZS 1-305. 

  

PROPERTY HISTORY: The property is improved with a park model RV, and has the following 

records on file: 

 

05/06/2019 Permit No. 19-0413 – Issued 05/21/2019 – C/O issued 07/12/2022 - Permit for a 

12’ x 35’ FEMA foundation and 26’ x 12’ concrete patio. 

06/30/2022 Permit No. 22-0719 – Issued 07/13/2022 – C/O issued 06/14/2024 - Permit for a 

proposed concrete patio and 8’ x 10’ shed. 

 
 

COMMENTS: The applicants propose to construct a 12’ x 18’ screen room attached to the 

existing park model on this lot in Bali Hi, and a location survey indicated two bay windows on 

each end of the park model encroach into the front and rear yard setbacks, requiring variances.  

No permits had been obtained for the park model. Staff would also caution the owner that they 

need to provide two compliant parking spaces, either 10’ by 20’ or if parallel, 10’ by 23’. The unit 

and bay window cannot encroach into the clear area of the parking space. 

 

 

For the variance request, the Board must make findings that the applicant has demonstrated the 

following: 

 

1. Special conditions and circumstances exist which are peculiar to the land, structure or building 

involved. 
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2. Literal interpretation of the provisions of this Title would deprive the applicant of rights 

commonly enjoyed by other properties in the same district under the terms of this Title. 

3. The special conditions or circumstances did not result from actions of the applicant. 

4. The condition or circumstance is not one that could be reasonably provided for under 

legislation of general applicability within the zoning district and shall be granted only on 

account of the uniqueness of the situation. 
 

 

SUBSEQUENT PROCESSES IF APPROVED: 
 

1. Obtain a building permit for the proposed screen room and after-the-fact park model. Must provide 

two code compliant parking spaces. 

 

OWNER:   Bali Hi Park, Inc. 

   c/o Marlene Dranzo 

12342 St. Martins Neck Rd. 

Bishopville, MD  21813 

 

APPLICANT :  John and Fran Polubjak 

12342 St. Martins Neck Rd. 

Bishopville, MD  21813 

  

PREPARED BY: Zoning Division Staff 

 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 









WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-40 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) 

will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 

 

 

 

HEARING DATE: July 9, 2026 

 

LOCATION: 11202 Charlie Drive, Tax Map 10, Parcel 216, Lot 105, Tax District 5, Worcester 

County, Maryland. 

 

APPROVAL REQUESTED: A variance to the front yard setback from 40 feet to 24.2 feet 

(encroaches 15.8 feet) for a proposed residence in the R-1 Rural Residential District. 

 

CODE REFERENCES: Zoning Code §§ ZS 1-116(c)(4), ZS 1-205(b)(2) and ZS 1-305. 

  

PROPERTY HISTORY: The property is vacant and has no records on file. 
 

COMMENTS: The applicants propose to construct a new single-family home on this lot in 

Holiday Harbor and are requesting a 15.8’ front yard setback variance. A large portion of the rear 

yard is restricted from development by the sewage reserve area (SRA), and any improvements 

must be at least 8’ from the SRA. In order to comply with the SRA setback, the proposed house 

has been moved forward, requiring a 15.8’ front yard setback variance request. 

 

 

For the variance request, the Board must make findings that the applicant has demonstrated the 

following: 

 

1. Special conditions and circumstances exist which are peculiar to the land, structure or building 

involved. 

2. Literal interpretation of the provisions of this Title would deprive the applicant of rights 

commonly enjoyed by other properties in the same district under the terms of this Title. 

3. The special conditions or circumstances did not result from actions of the applicant. 

4. The condition or circumstance is not one that could be reasonably provided for under 

legislation of general applicability within the zoning district and shall be granted only on 

account of the uniqueness of the situation. 
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SUBSEQUENT PROCESSES IF APPROVED: 
 

1. Obtain a building permit. A foundation location survey will be required at the foundation 

inspection stage; an as-constructed survey will be required prior to the issuance of a 

Certificate of Use and Occupancy. 

 

 

OWNER:   Lori and Scott Dunlop 

7816 Appletree Road 

Pasadena, MD  21122 

 

APPLICANT :  Same 

  

PREPARED BY: Zoning Division Staff 

 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 









WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-39 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) 

will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 

 

 

 

HEARING DATE: July 9, 2026 

 

LOCATION: 12006 Ocean Gateway, Tax Map 26, Parcel 130, Tax District 10, Worcester 

County, Maryland. 

 

APPROVAL REQUESTED: A variance to the side yard setback from 20 feet to 10.5 feet (to 

encroach 9.5 feet) for the conversion of an existing structure to a proposed mosque in the C-2 

General Commercial District. 

 

CODE REFERENCES: Zoning Code §§ ZS 1-116(c)(4), ZS 1-210(b)(8) and ZS 1-305. 

  

PROPERTY HISTORY: Formerly the site of the Dogtel Hotel, this property was purchased by 

the current owners in 11/2024 and they plan to construct a mosque with associated improvements. 

The following records are on file: 

 

08/25/2000 Permit No. 67167 – Issued 09/28/2000 – Zoning Certificate issued 11/02/2000 - 

Permit for a construction trailer associated with site work for the Dogtel Hotel. 

11/15/2000 Permit No. 67876 – Issued 02/26/2001 – C/O issued 10/30/2001 - Permit for 

boarding kennel, office and residence trailers. 

10/24/2001 Permit No. 74101 – Issued 10/29/2001 – Zoning Certificate issued 06/10/2002 - 

Permit for 6’ tall chain link and wood fencing. 

12/10/2001 Permit No. 74197 – Issued 12/10/2001 – C/O issued 06/10/2002 – Permit for a 

freestanding monument sign. 

10/09/2003 BZA Case No. 84422 – Variance to relocate an existing billboard and an expansion 

of the billboard – Approved. 

06/16/2004 Permit No. 89137 – Issued 11/05/2004 – C/O issued 02/18/2011 - Permit for a 14’ 

x 10’ billboard. 

09/09/2004 BZA Case No. 89909 – Variance to reduce the front yard setback associated with 

the relocation of a nonconforming billboard – Approved. 

11/21/2024 Permit No. 24-1565 – Issued 03/20/2025 – Permit to demolish portion of Dogtel 

Hotel building formerly used as an office. 

04/10/2025 BZA Case #25-24 – Variance approved for a 50’ reduction to the minimum lot 

width requirement from 200’ to 150’ for a proposed mosque. 

06/11/2025 Technical Review Committee (TRC) approval of a Minor Site Plan for a proposed 

mosque and parking spaces. 
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10/27/2025 Permit No. 25-1189 – Issued 02/25/2026 – C/O pending – Permit for a new 5,390 

s.f. mosque and parking spaces. 

03/30/2026 Permit No. 26-0350 – Issued 04/06/2026 – Special events permit for weekly Friday 

religious services with 35-45 attendees utilizing portable restrooms. 

 
 

COMMENTS: The owner/applicant plans to construct a mosque on this property. A structure 

formerly used as a kennel for the Dogtel Hotel is proposed to be used on a temporary basis for 

religious services until the mosque can be built. In the C-2 District, a side yard setback of 20’ is 

required for “churches, temples and mosques”; the existing structure has a 10.5’ setback, requiring 

a 9.5’ setback variance. 

 

 

For the variance request, the Board must make findings that the applicant has demonstrated the 

following: 

 

1. Special conditions and circumstances exist which are peculiar to the land, structure or building 

involved. 

2. Literal interpretation of the provisions of this Title would deprive the applicant of rights 

commonly enjoyed by other properties in the same district under the terms of this Title. 

3. The special conditions or circumstances did not result from actions of the applicant. 

4. The condition or circumstance is not one that could be reasonably provided for under 

legislation of general applicability within the zoning district and shall be granted only on 

account of the uniqueness of the situation. 
 

 

SUBSEQUENT PROCESSES IF APPROVED: 
 

1. Obtain all required permits. 

 

 

OWNER:   Snow Hill Property LLC 

12832 Whisper Trace Drive 

Ocean City, MD  21842 

 

APPLICANT :  Same 

  

PREPARED BY: Zoning Division Staff 

 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 



















Traverse PC



WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-44 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) 

will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 

 

 

 

HEARING DATE: July 9, 2026 

 

LOCATION: 1 Sandpiper Lane, Tax Map 16, Parcel 38, Section 1, Lot 650, Tax District 3, 

Worcester County, Maryland. 

 

APPROVAL REQUESTED: An after-fact modification to the side lot line from 6 feet to 1 foot 

(encroaches 5 feet) for an existing boat lift in the R-3 Multi-family Residential District. 

 

CODE REFERENCES: Zoning Code §§ ZS 1-116(n)(3), ZS 1-207(d)(6), and ZS 1-335, and 

Natural Resources Code §§ 2-102(e)(2). 

  

PROPERTY HISTORY: The property is improved with a residence constructed in 1987 with 

the following records on file: 

 

04/07/1985 Permit No. 13466 – Issued 04/07/1985 – Permit for a SF dwelling with a garage 

expired after one year due to Ocean Pines moratorium. 

04/07/1986 Permit No. 15338 – Issued 04/07/1986 – Zoning Certificate issued 06/09/1988 - 

Permit for a SF residence with a garage, deck and stoop. 

07/24/2002 Permit No. 77097 – Issued 07/24/2002 – Zoning Certificate issued 10/17/2002 - 

Permit for an after-the-fact 5’ x 15’ perpendicular pier. 

05/01/2014 Permit No. 14-0464 – Issued 05/14/2014 – C/O issued 06/12/2014 – Permit for a 

home occupation for massage therapy. 

 
 

COMMENTS: The request is for a modification to the minimum separation requirement of 

waterfront structures to adjoining property lines and does not require a zoning variance or permit. 

Please refer to comments from Environmental Programs. 

 

ENCLOSED PLEASE FIND THE STAFF REPORT FROM THE DEPARTMENT OF 

ENVIRONMENTAL PROGRAMS, NATURAL RESOURCES DIVISION 

 

 

SUBSEQUENT PROCESSES IF APPROVED: 

 

1. Obtain a shoreline permit. 
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OWNER:   Louis & Shirley Lazzaro 

1 Sandpiper Lane 

Ocean Pines, MD  21811-1574 

 

APPLICANT :  Same 

  

PREPARED BY: Zoning Division Staff 

 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 

 

 

 











































WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-45 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) 

will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 

 

 

 

HEARING DATE: July 9, 2026 

 

LOCATION: 13013 North Shore Road, Tax Map 22, Parcel 367, Lot 10, Tax District 10, 

Worcester County, Maryland. 

 

APPROVAL REQUESTED: Two (2) modifications to the side lot line from 6 feet to 0 feet 

(encroaches 6 feet) for two proposed boat lifts in the R-2 Suburban Residential District. 

 

CODE REFERENCES: Zoning Code §§ ZS 1-116(n)(3), ZS 1-206(d)(6), and ZS 1-335, and 

Natural Resources Code §§ 2-102(e)(2). 

  

PROPERTY HISTORY: The property is improved with a residence constructed in 1962 with 

the following records on file: 

 

10/28/1968 Permit No. 1565 – Issued 10/28/1968 – Zoning Certificate issued 11/13/1968 - 

Permit for a room addition and a garage. 

03/17/1982 Permit No. 10378 – Issued 03/17/1982 – Zoning Certificate issued 04/22/1983 - 

Permit for an addition for a library, den, whirlpool room and glass enclosure of 

existing patio. 

10/02/1984 Permit No. 12843 – Issued 10/02/1984 – Zoning Certificate issued 01/30/1986 - 

Permit for a storage building in rear yard. 

 
 

COMMENTS: The request is for a modification to the minimum separation requirement of 

waterfront structures to adjoining property lines and does not require a zoning variance or permit. 

Please refer to comments from Environmental Programs. 

 

ENCLOSED PLEASE FIND THE STAFF REPORT FROM THE DEPARTMENT OF 

ENVIRONMENTAL PROGRAMS, NATURAL RESOURCES DIVISION 

 

 

SUBSEQUENT PROCESSES IF APPROVED: 

 

1. Obtain a shoreline permit. 
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OWNER:   Clara & Jeremy Ziman 

13007 North Shore Road 

Ocean City, MD  21842 

 

APPLICANT :  J. Stacey Hart & Assoc., Inc. 

PO Box 6 

Snow Hill, MD  21863 

  

PREPARED BY: Zoning Division Staff 

 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 

 

 

 





         
  

      

      
      
 
 
 

 
 

 
 

Brian Soper 
Natural Resources Administrator 
Worcester County 
Department of Environmental Programs 
One West Market Street, Room 1306 
Snow Hill, MD  21863 
 

RE: Worcester County Tax Map 16, Parcel 37 
 11923 Salt Grass Point Road, Bishopville, MD  21813 

 
Dear Mr. Soper: 
 

I represent John Scott Hagerty and Teresa Lynn Hagerty, Trustees of the John Scott Hagerty 
Revocable Trust dated June 13, 2022 and the Teresa Lynn Hagerty Revocable Trust dated June 13, 
2022 (hereinafter collectively referred to as the “Hagertys”) with regard to replacing an existing 
single family dwelling and other improvements on the above-referenced property (the “Property”). In 
order to do so, the Hagertys are proposing, among other things, to demolish their existing home, 
walkways, gravel driveways and concrete slabs which will reduce the overall lot coverage within the 
Critical Area Buffer (“Buffer”) by 1,317 sq. ft.  However, the new home and improvements will 
require a variance to encroach 75’ into the 100’ Buffer.   

 
1. Special conditions or circumstances exist that are peculiar to the applicant’s land 

or structure and a literal enforcement of provisions and requirements of the county’s Atlantic 
Coastal Bays Critical Area Program would result in unwarranted hardship. 

 
The Hagertys took title to the subject property by a deed dated June 13, 2022 which is 

recorded in the Land Records of Worcester County, Maryland at Book 8408, Page 32 and its 
property tax account number is 05-011833, with a copy of the State Department of Assessments and 
Taxation information sheet and deed being attached hereto as Exhibit “A” and incorporated herein by 
reference.  Clearly, the Property was created decades before the adoption of the Atlantic Coastal 
Bays Critical Area law in 2002 and its value is largely determined by its proximity to the water, 
meaning it is waterfront and provides immediate access to and easy use of the water for a variety of 
water-related recreational activities, such as crabbing, fishing, boating, water skiing or just enjoying 
the scenery. 
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Mr. Brian Soper 
May 12, 2026 
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However, as can be seen from the aerial photograph attached hereto as Exhibit “B” and the 
“Boundary Survey With Location of Improvements” attached hereto as Exhibit “C”, both of which 
are incorporated herein by reference, the Hagertys would be unable to take full advantage of the 
waterfront nature of the Property without the requested variance because the entire Property is 
located within the Buffer.  This includes the existing residential dwelling, building on the west end of 
the Property and all other improvements and impervious areas.  Attached hereto as Exhibit “D” and 
incorporated herein by reference is the “Conceptual Site Plan” reflecting, among other things, the 
existing lot coverage, proposed new improvements (new residential dwelling of only 1,573 sq. ft.) 
and the removal of many existing improvements that create lot coverage issues.  As indicated above, 
even with a slightly larger new residential dwelling, there would be a total net reduction of lot 
coverage of 1,317 sq. ft.  Moreover, the majority of lot area necessary for the new dwelling is already 
encumbered by the footprint of the existing dwelling which is 1,140 sq. ft.  The existing dwelling 
was lawfully constructed prior to 2002 and is now a legal non-conforming structure. 
 

Therefore, not to permit the Hargertys to obtain the needed variance to replace the existing 
dwelling would constitute an unwarranted hardship.  No other action could address this hardship 
other than providing the requested variance. As reflected in the attached exhibits, 100% of the 
Property is in the Buffer. These conditions are inherent to the Property and not the result of any 
actions by the Hagertys. 
 

2. A literal interpretation of the provisions of the County’s Atlantic Coastal Bays 
Critical Area Program and related laws will deprive the applicant of rights commonly enjoyed by 
other properties in similar areas within the Atlantic Coastal Bays Critical Area. 

 
See Answer #1 above.  Additionally, other waterfront property owners in Worcester County, 

Maryland have rights, riparian and otherwise, that they commonly enjoy, of which the Hagertys 
would be deprived without the required variance.  Due to the Property’s constraints and the non-
conforming nature of the existing dwelling, options for expansion or modernization are more 
restricted than those of similar properties on surrounding properties. While vertical expansion may be 
theoretically permissible, the existing structure and foundation are not adequate to support such an 
approach without substantial reconstruction. Only with the variance will the Hagertys have the ability 
to improve their Property with a new residential dwelling as proposed. As outlined in the previous 
explanation, a literal interpretation of the provisions of the County’s Atlantic Coastal Bay Critical 
Area Program and related laws would deprive the Hagertys of rights commonly enjoyed by other 
properties in similar areas by denying them the right to replace the existing dwelling with a new 
dwelling that has a footprint of only 1,573 sq. ft., which is very modest by all reasonable 
considerations.  

 
3. The granting of a variance will not confer upon an applicant any special privilege 

that would be declined by the County’s Atlantic Coastal Bays Critical Area Program to other lands 
or structures within the Atlantic Coastal Bays Critical Area. 

 
See Answers #1 and #2 above.  Additionally, the granting of this variance will not confer 

upon the Hagertys any special privilege that would be denied by the County’s Atlantic Coastal Bays 
Critical Area Program to other lands or structures within the Atlantic Coastal Bays Critical Area.  In 
fact, it is just the opposite.  All other property owners within the Critical Area have the right to 
replace an existing dwelling with a newer one and maintain access to the water for recreational and 



Mr. Brian Soper 
May 12, 2026 
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other purposes.  If this variance is denied to the Hagertys, those other property owners would have 
special privileges being denied to the Hagertys. 

 
4. The variance required is not based upon conditions or circumstances that are the 

result of actions by the applicant nor does the request arise from any condition relating to land or 
building use, either permitted or non-conforming on any neighboring property. 

 
See Answer #1 above. The Hagertys did not create the condition or circumstance that 

necessitates the variance, nor does the request arise from any condition relating to the land or 
building use, either permitted or non-conforming on any neighboring property. The Hagertys 
purchased the property in 2022 (actually, the Hagertys, as individuals, took title in 2021 and 
subsequently conveyed title to the trusts in 2022) with an existing house, gravel driveway, wooden 
walkways, storage structure, boatlift, pier and dock with waterfront access as depicted on the 
“Boundary Survey with Location of Improvements” attached here as Exhibit “C”. The entire 
Property was located in the Buffer when it was purchased, as were all of the existing improvements.  
Only because of the adoption of the Atlantic Coastal Bays Critical Area law in 2002 is the requested 
variance necessary.   

 
5. The granting of a variance shall not adversely affect water quality or adversely 

impact fish, wildlife or plant habitat within the Atlantic Coastal Bays Critical Area and the 
granting of the variance will be in harmony with the general spirit and intent of the County’s 
Atlantic Coastal Bays Critical Area Program. 

 
The granting of the variance will not adversely affect water quality or adversely impact fish, 

wildlife or plant habitat within the Atlantic Coastal Bays Critical Area and the granting of the 
variance will be in harmony with the general spirit and intent of the County’s Atlantic Coastal Bays 
Critical Area Program.  The Property is the same today as when it was purchased by the Hagertys.  
Even with the proposed new improvements, there will be a net reduction of lot coverage. Wildlife 
habitat such as crabs, snails, fish, birds, raccoons and otherwise can continue to traverse on and 
around the Property the same after the proposed improvements as now takes place. Tidal water will 
continue to ebb and flow without interruption.  The general spirit and intent of the Atlantic Coastal 
Bays Critical Area Program is to protect and preserve the Coastal Bays while respecting and 
protecting the rights of property owners along the Coastal Bays 
 

6. The Board of Zoning Appeals shall not make a decision relative to a request for 
such a variance without reviewing the comments of the Department and finding that the applicant 
has satisfied each of the provisions and standards contained herein. 

 
The Hagertys have satisfied each of the provisions and standards as contained herein.  

However, should any additional information be needed or desired in order to favorably support this 
application, do not hesitate to let me know.  It will be provided without delay. 

 
Very truly yours, 

 
 
 

Mark Spencer Cropper 
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a OǸOO@�
a�/) 1�' Z�'�0�,/ #̂&� b$/� 1) c+�31/̂ 2+33de�3>�Z�/" *� �4� T�'/�()/1!��)>�%�f) �=0& )Y�0�,/'? �� 
�F��F�����M� 
M�M�GR A ?�����R�?����� ?���
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WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-38 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) 

will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 

 

 

 

HEARING DATE: July 9, 2026 

 

LOCATION: 11923 Salt Grass Point Road, Tax Map 16, Parcel 37, Tax District 5, Worcester 

County, Maryland. 

 

APPROVAL REQUESTED: A variance to the Atlantic Coastal Bays Critical Area Buffer from 

100 feet to 25 feet (an encroachment of 75 feet) and a special exception for the replacement of an 

existing residence in the RP Resource Protection District. 

 

CODE REFERENCES: Zoning Code §§ ZS 1-116(c)(3), ZS 1-116(m), ZS 1-122(f), ZS 1-

215(c)(1) and ZS 1-305 and Natural Resources Code §§ NR 3-104(d)(4) and NR 3-111. 

  

PROPERTY HISTORY: According to SDAT, the existing residence on the property was 

constructed in 1960. The following records are on file: 

 

04/17/1972 Permit No. 3124 – Issued 04/17/1972 – Zoning Certificate issued 06/30/1972 - 

Permit for a 20’ x 24’ accessory building to be located on the south side of the 

existing building. 

02/13/1973 Permit No. 3736 – Issued 02/13/1973 – Zoning Certificate issued 11/17/1975 - 

Permit for a 16’ x 24’ accessory building. 

05/07/1976 Permit No. 6293 – Issued 05/11/1976 – Zoning Certificate issued 08/18/1976 - 

Permit for a building addition for a shed for floating crabs as an accessory to a home 

occupation. 

10/19/1988 Permit No. 17517 – Issued 10/19/1988 – No record of a Zoning Certificate on file 

- Permit for an addition to the existing home for an expanded laundry room. 

03/18/1991 Permit No. 21395 – Issued 04/11/1991 – No record of a Zoning Certificate on file 

- Permit for an addition to the existing home and to relocate an accessory building 

addition building addition. 

04/26/2002 Permit No. 75590 – Issued 05/08/2002 – Zoning Certificate issued 09/07/2002 - 

Permit for the use of land for rip-rap, dredging, dock, piling and boatlift. 

 
 

COMMENTS: This is a two-part request. The first request is a variance into the 100’ Buffer in 

order to allow the construction of a replacement residence and associated improvements such as 

decks and steps, a driveway and a walkway.  
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ENCLOSED PLEASE FIND THE STAFF REPORT FROM THE DEPARTMENT OF 

ENVIRONMENTAL PROGRAMS, NATURAL RESOURCES DIVISION FOR THE 

BUFFER VARIANCE. 

 

The second part of the request is for a special exception in order to allow the replacement home 

to be built. This property is zoned RP and residences in the RP District are only allowed by special 

exception from the BZA. 

 

With respect to the special exception request, the Board must make findings that the proposed use 

or structure: 
 

1. Will be in conformance with the County’s Comprehensive Plan. 

2. Will be in harmony with the general character of the neighborhood considering population 

density, the design, scale and bulk of any proposed new structures, the intensity and character 

of the activity, traffic and parking conditions or the number of similar uses. 

3. Will not be detrimental to the use, peaceful enjoyment, economic value or development of 

surrounding neighborhoods; will cause no objectionable noise, vibration, fumes, odors, dust, 

glare or physical activity; and will not have a detrimental effect on ground- or surface water 

quality. 

4. Will have no detrimental impact on vehicular or pedestrian traffic. 

5. Will not adversely affect the health, safety, morals, security or general welfare of residents, 

workers, or visitors in the area. 

6. Will not, in conjunction with existing development in the area and development permitted 

under existing zoning, overburden existing public services and facilities, including schools, 

police and fire protection, medical facilities, water, sanitary sewers, public roads, storm 

sewers, drainage and other public improvements. 

7. Will meet the definitions and specific standards set forth elsewhere in this Title for such use. 

 

 

SUBSEQUENT PROCESSES IF APPROVED: 

 

1. Obtain a shoreline permit and all permits related to development in the Buffer. 

2. Obtain a demolition permit for the removal of the existing residence. 

3. Obtain a building permit for the construction of the new residence. 

 

 

OWNER:   John Scott Hagerty Revocable Trust 

Teresa Lynn Hagerty Revocable Trust 

11923 Salt Grass Point Road 

Bishopville, MD  21813 

 

APPLICANT :  Mark Spencer Cropper 

6200 Coastal Highway, Suite 200 

Ocean City, MD  21842 

  

PREPARED BY: Zoning Division Staff 
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In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 

 

 

 







































































































WORCESTER COUNTY BOARD OF ZONING APPEALS 

STAFF REPORT FOR: 

CASE NO. 26-42 

 

 

IMPORTANT NOTICE 

 

Due to recent email scams by an individual impersonating a County employee alleging that 

unanticipated fees are owed, please know that Development Review and Permitting (DRP) 

will never require payment by wire transfer. If you receive such an email or call, contact 

DRP directly at 410-632-1200, and staff will be glad to assist you. 

 

 

 

HEARING DATE: July 9, 2026 

 

LOCATION: 10525 Sussex Road, Tax Map 21, Parcel 196, Section D, Tax District 10, Worcester 

County, Maryland. 

 

APPROVAL REQUESTED: A modification to extend a pier with pilings and associated 

structures an additional 50 feet for a total distance of 200 feet channelward. 

 

CODE REFERENCES: Zoning Code §§ ZS 1-116(n)(2) and Natural Resources Code §§ 2-

102(e)(1). 

  

PROPERTY HISTORY: The property has the following record on file: 

 

11/24/1972 Building Permit No. 3593 – Issued 11/24/1972 – Zoning Certificate issued 

9/26/1973 – Frame dwelling 

07/13/2007 Demolition Permit No. 110602 – Issued 08/07/2007 – C/O issued 09/07/2007 – 

Demolition of existing single-family dwelling 

04/07/2008 Shoreline Construction Permit No. 109788 – Issued 04/07/2008 – C/O issued 

06/24/2011 for use of land for bulkhead only - Permit to install a 6’ x 45’ extension 

to an existing pier; demo an existing 6’ x 11’ platform; add a 14’ x 14’ platform, 

boatlift with associated poles, and two pullies to the new pier extension; and add 

64’ of new vinyl bulkhead and 100’ of stone revetment. 

 
 

COMMENTS: The request is for a modification to the limitations on the extension of waterfront 

structures into a body of water and does not require a zoning variance or permit. Please refer to 

comments from Environmental Programs. 

 

ENCLOSED PLEASE FIND THE STAFF REPORT FROM THE DEPARTMENT OF 

ENVIRONMENTAL PROGRAMS, NATURAL RESOURCES DIVISION 

 

 

SUBSEQUENT PROCESSES IF APPROVED: 

 

1. Obtain a shoreline permit. 
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OWNER:   Andrew Urban IV 

9504 Harbor Lights Road 

Berlin, MD  21811 

 

APPLICANT :  Mark Spencer Cropper 

6200 Coastal Highway, Suite 200 

Ocean City, MD  21842 

  

PREPARED BY: Zoning Division Staff 

 

 

In accordance with Section ZS 1-114, the Department has met the public notification requirements 

with regard to advertisement in a local paper, posting of property and notification of adjoining 

property owners. 

 

 

 





 

 

DEPT. OF ENVIRONMENTAL 

PROGRAMS COMMENTS FOR 

EACH CASE 

(Includes Critical Area, Forestry & Environmental 

Programs) 











Citizens and Government Working Together 
 

WORCESTER COUNTY GOVERNMENT CENTER        1 WEST MARKET STREET, ROOM 1306        SNOW HILL, MARYLAND 21863 
TEL: 410-632-1220     FAX: 410-632-2012 

 

Worcester County 
Department of Environmental Programs 

Environmental Programs Division 

Memorandum 
 
 
 To: Board of Zoning Appeals (BZA) for the July 9, 2026 meeting 
 
 From: Environmental Programs Staff 
 
 Date: June 26, 2026 
 
 
 
These comments are based upon the site plans received and are subject to change as the plans 
change to accommodate comments made by other committee members.  

6:30 p.m. 
 

Case No. 26-37, on the lands of Bali Hi Park, Inc, on the application of John and Fran Polubjak, 
requesting after-the-fact variances to the front yard setback from 10 feet to 8.96 feet (encroaches 
1.04 feet) and to the rear yard setback from 5 feet to 4.88 feet (encroaches 0.12 feet) for an 
existing RV in a Cooperative Campground, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-
318(e) and ZS 1-305, located at 12342 St. Martins Neck Road, Tax Map 10, Parcel 32, Lot 100, 
Tax District 5, Worcester County, Maryland. 
 
No objection to this variance request. 
 

6:35 p.m. 
 

Case No. 26-40, on the lands of Scott and Lori Dunlop, requesting a variance to the front yard 
setback from 40 feet to 24.2 feet (encroaches 15.8 feet) for a proposed residence in the R-1 Rural 
Residential District, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-205(b)(2) and ZS 1-305, 
located at 11202 Charlie Drive, Tax Map 10, Parcel 216, Lot 105, Tax District 5, Worcester 
County, Maryland. 
 
Either the site plan needs to be modified to meet the minimum well separation 
requirements (30 feet from the house foundation and 15 feet from the road right of way) or 
a State variance from Maryland Department of the Environment will need to be obtained.  
A minimum of 10 feet is required to be maintained from the house foundation to the 
sewage reserve area. 
 

6:40 p.m. 



Citizens and Government Working Together 
 

WORCESTER COUNTY GOVERNMENT CENTER        1 WEST MARKET STREET, ROOM 1306        SNOW HILL, MARYLAND 21863 
TEL: 410-632-1220     FAX: 410-632-2012 

 
Case No. 26-39, on the lands of Snow Hill Property LLC, requesting a variance to the side yard 
setback from 20 feet to 10.5 feet (to encroach 9.5 feet) for the conversion of an existing structure 
to a proposed mosque in the C-2 General Commercial District, pursuant to Zoning Code §§ ZS 
1-116(c)(4), ZS 1-210(b)(8) and ZS 1-305 located at 12008 Ocean Gateway, Tax Map 26, Parcel 
130, Tax District 10, Worcester County, Maryland. 
 
Building permit 25-1189 was issued March 25, 2026 to construct a new mosque building 
while utilizing the existing kennel structure as storage.  The limited sewage reserve area 
cannot support two mosque buildings.  Prior to CO approval for the mosque building on 
building permit number 25-1189, the existing kennel building will need to be converted to 
an approved use, such as storage only. 
 

6:45 p.m. 
 

Case No. 26-44, on the lands of Louis and Shirley Lazzaro, requesting an after-fact modification 
to the side lot line from 6 feet to 1 foot (encroaches 5 feet) for an existing boat lift in the R-3 
Multi-family Residential District, pursuant to Zoning Code §§ ZS 1-116(n)(3), ZS 1-207(d)(6), 
and ZS 1-335, and Natural Resources Code §§ 2-102(e)(2), located at 1 Sandpiper Lane, Tax 
Map 16, Parcel 38, Section 1, Lot 650, Tax District 3, Worcester County, Maryland. 
 
No objection to this lot line modification. 
 

6:50 p.m. 
 
Case No. 26-45, on the lands of Clara and Jeremy Ziman, on the application of J. Stacey Hart & 
Associates, Inc., requesting two modifications to the side lot line from 6 feet to 0 feet 
(encroaches 6 feet) for two proposed boat lifts in the R-2 Suburban Residential District, pursuant 
to Zoning Code §§ ZS 1-116(n)(3), ZS 1-206(d)(6), and ZS 1-335, and Natural Resources Code 
§§ 2-102(e)(2), located at 13013 North Shore Road, Tax Map 22, Parcel 367, Lot 10, Tax 
District 10, Worcester County, Maryland. 
 
No objection to these lot line modifications. 
 

6:55 p.m. 
 
Case No. 26-38, on the lands of John Scott Hagerty Revocable Trust and Teresa Lynn Hagerty 
Revocable Trust, on the application of Mark Spencer Cropper, requesting a variance to the 
Atlantic Coastal Bays Critical Area Buffer from 100 feet to 25 feet (an encroachment of 75 feet) 
and a special exception for the replacement of an existing residence in the RP Resource 
Protection District, pursuant to Zoning Code §§ ZS 1-116(c)(3), ZS 1-116(m), ZS 1-122(f), ZS 
1-215(c)(1) and ZS 1-305 and Natural Resources Code §§ NR 3-104(d)(4) and NR 3-111, 
located at 11923 Salt Grass Point Road, Tax Map 16, Parcel 37, Tax District 5, Worcester 
County, Maryland. 
 
No objection to these variance and special exception requests.  Note: this property will be 
tying into public sewer and remaining on private water supply. 
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7:00 p.m. 
 

Case No. 26-42, on the lands of Andrew Urban IV, on the application of Mark Spencer Cropper, 
requesting a modification to extend a pier with pilings and associated structures an additional 50 
feet for a total distance of 200 feet channelward, pursuant to Natural Resources Code §§ NR 2-
102(e)(1) and Zoning Code §§ ZS 1-116(n)(2), located at 10525 Sussex Road, Tax Map 21, 
Parcel 196, Section D, Tax District 10, Worcester County, Maryland. 
 
No objection to this modification. 

 



 

 

OPINIONS FROM THE PREVIOUS 

MONTH FOR REVIEW 

(Opinion for each case will be provided at the regular 

meeting for signature by all members) 



*

*

*

* 
Case No. 26-29

IN THE MATTER OF TINA NIEMEYER 
AND CHARLES NIEMEYER, JR.

BEFORE THE BOARD OF ZONING

APPEALS FOR WORCESTER COUNTY, 

MARYLAND *

* * * * * * * * * * *

OPINION  

A hearing was held before the Board of Zoning Appeals for Worcester County, Maryland on 

Thursday, June 11, 2026, upon the application of Tina Niemeyer and Charles Niemeyer, Jr., 

requesting a variance to the side yard setback from 7 feet to 0 feet (to encroach 7 feet) for an 

existing residence with a proposed attached gazebo in a campground subdivision in the A-2 

Agricultural District, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-202(c)(18), ZS 

1-318(d)(1)B and ZS 1-305 located at 235 White Pine Lane, Tax Map 16, Parcel 90, Lot 235, Tax District 3, 

Worcester County, Maryland.

Jennifer Keener, Director of Development, Review, and Permitting presented the application to 

the Board.

The Applicants Tina Niemeyer and Charles Niemeyer, Jr. testified before Board along with 

Craig Sturm. There were no protestants to the Application.  The testimony revealed that the 

Applicant bought the property in 2019. The home was placed there in 2004. The Applicants want a 10 x 

12 foot gazebo and need a variance to attach it to the house. The County Commissioners passed 

Ordinance 24-08 to allow this to happen. The next door neighbor does not object.

After duly considering the application and the testimony and other evidence offered and 

presented in connection therewith, the Board made the following findings of fact and conclusions of 

law:

-1-



1. Special conditions and circumstances exist which are peculiar to the land and proposed 

building involved;

2. The literal interpretation of the Ordinance would deprive the applicants of rights commonly 

enjoyed by others in the  Zone;

3. The special conditions did not result from actions of the applicants; and

4. The conditions are not one that could be reasonably provided for under legislation of general 

applicability within the Zone.

Accordingly, upon a Motion made by Mr. Fykes to approve, which was seconded by Ms.

Gismondi, the Board passed the following resolution which was opposed by Mr. Babcock and Mr. 

Purcell:

BE IT RESOLVED, that the requested variance be APPROVED.

_______________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

_________________________________ 
Robert Purcell
Chairperson

_________________________________ 
Thomas Babcock

_________________________________ 
Charles L. Fykes

_________________________________ 
Beth Gismondi

_________________________________ 
Stephen Katsanos 
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*

*

*

* 
Case No. 26-31

IN THE MATTER OF MARK SPENCER 
CROPPER

BEFORE THE BOARD OF ZONING

APPEALS FOR WORCESTER 

COUNTY, MARYLAND *

* * * * * * * * * * *

OPINION  

            A hearing was held before the Board of Zoning Appeals for Worcester County, Maryland on 

Thursday, June 11, 2026, upon the application of Mark Spencer Cropper, on the lands of Julie M. 

Smith and Damon M. Smith Revocable Trust, requesting a modification to extend a pier and platform 

in excess of 125 feet by 92 feet for a total distance of 217 feet channelward, pursuant to Natural 

Resources Code §§ NR 2-102(e)(1) and Zoning Code §§ ZS 1-116(n)(2), located at 13022 Riggin Ridge 

Road, Tax Map 27, Parcel 570, Block 6, Lot 28B, Tax District 10, Worcester County, Maryland.

Jennifer Keener, Director of Development, Review, and Permitting presented the application to 

the Board.

Damon Smith testified before Board along with Tanner Jennings from Tidal Solutions. There 

were no protestants to the Application. 

After duly considering the application and the testimony and other evidence offered and 

presented in connection therewith, the Board made the following findings of fact and conclusions of 

law:

The Board finds pursuant to NR 2-102(e)(1) that the extension will not adversely affect 

navigation or have adverse environmental impacts.
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Accordingly, upon a Motion made by Mr. Katsanos to approve, which was seconded by Ms. 

Gismondi, the Board unanimously passed the following resolution:

BE IT RESOLVED, that the requested modification be APPROVED upon the following 

conditions:

1. A maximum channelward encroachment of 217 feet based upon a piling only survey shall be 

performed by a Maryland licensed surveyor prior to any framing and/or decking of the pier 

structure and installation of the boatlift. The survey should also include the total distance of the 

tidal wetland crossing to ensure there is not a conflict with Critical Area regulations.

2. The Applicant shall install lights at the end of the pier.

_______________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

_________________________________ 
Robert Purcell
Chairperson

_________________________________ 
Thomas Babcock

_________________________________ 
Charles L. Fykes

_________________________________ 
Beth Gismondi

_________________________________ 
Stephen Katsanos 
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*

*

*

* 
Case No. 26-32

IN THE MATTER OF ZEV SIBONY 

BEFORE THE BOARD OF ZONING

APPEALS FOR WORCESTER 

COUNTY, MARYLAND *

* * * * * * * * * * *

OPINION  

A hearing was held before the Board of Zoning Appeals for Worcester County, Maryland on 

Thursday, June 11, 2026, upon the application of Zev Sibony, on the lands of Coastal, LLC, 

requesting two (2) variances, (1) to the front yard setback requirement from Keyser Point Road from 55 

feet to 14.5 feet (to encroach 40.5 feet), and (2) to the front yard setback requirement from Ocean 

Gateway from 100 feet to 79 feet (to encroach 21 feet) for a proposed outside dining area; and a special 

exception for a 5 foot high fence within the front yard adjacent to both Keyser Point Road and Ocean 

Gateway in the C-2 General Commercial District, pursuant to Zoning Code §§ ZS 1-116(c)(3), ZS 

1-116(c)(4), ZS 1-210(b)(2) and ZS 1-305, located at 12513 Ocean Gateway, Tax Map 26, Parcel 255, 

Block 1, Lot 1, Tax District 10, Worcester County, Maryland.

Jennifer Keener, Director of Development, Review, and Permitting presented the application to 

the Board.

The Applicant Zev Sibony testified before Board in favor of the Application. There were no 

protestants to the Application.  The testimony revealed that the Applicant wants to have outside seating 

and entertainment with a fence for security to protect patrons. The area will have no structures; 

just a fence and tables. All neighboring businesses are in the setback in the front yard.

After duly considering the application and the testimony and other evidence offered and
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presented in connection therewith with regards to the variances, the Board made the following 

findings of fact and conclusions of law:

1. Special conditions and circumstances exist which are peculiar to the land and proposed 

building involved;

2. The literal interpretation of the Ordinance would deprive the applicants of rights commonly 

enjoyed by others in the  Zone;

3. The special conditions did not result from actions of the applicants; and

4. The conditions are not one that could be reasonably provided for under legislation of general 

applicability within the Zone.

 As to the requested special exception, the Board made the following findings of facts and

conclusions of law:

1. The proposed use will be consistent with County’s Comprehensive Plan;

2. The proposed use will be in harmony with the general character of the neighborhood 

considering population density, the design, scale and bulk of any proposed new structures, the 

intensity and character of activity, traffic and parking conditions or the number of similar uses;

3. The proposed use will not be detrimental to the use, peaceful enjoyment, economic value or 

development of surrounding properties or surrounding neighborhoods;  will cause no 

objectionable noise, vibration, fumes, odors, dust, glare or physical activity; and will not have a 

detrimental effect on ground or surface water quality;

4. The proposed use will have no detrimental effect on vehicular or pedestrian traffic;

5. The proposed use will not adversely affect the health, safety, morals, security or general 

welfare of residents, workers or visitors in the area; and
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6. The proposed use will not, in conjunction with existing development in the area and 

development permitted under existing zoning, overburden existing public services and 

facilities, including schools, police and fire protection, medical facilities, water, sanitary 

sewers, public roads, storm sewers, drainage and other public improvements.

7. The proposed use will meet the definitions and specific standards set forth elsewhere in the Title 

for such use.

Accordingly, upon a Motion made by Mr. Babcock to approve, which was seconded by Mr.

Katsanos, the Board unanimously passed the following resolution:

BE IT RESOLVED, that the requested special exception be GRANTED; BE 

IT FURTHER RESOLVED, that the requested variances be GRANTED.

_______________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

_________________________________ 
Robert Purcell
Chairperson

_________________________________ 
Thomas Babcock

_________________________________ 
Charles L. Fykes

_________________________________ 
Beth Gismondi

_________________________________ 
Stephen Katsanos 
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*

*

*

* 
Case No. 26-33

IN THE MATTER OF JOYCE GALELLO 
AND MICHAEL GALELLO 

BEFORE THE BOARD OF ZONING

APPEALS FOR WORCESTER COUNTY, 

MARYLAND *

* * * * * * * * * * *

OPINION  

A hearing was held before the Board of Zoning Appeals for Worcester County, Maryland on 

Thursday, June 11, 2026, upon the application of Joyce Galello and Michael Galello,  requesting a 

variance to the rear yard setback from 30 feet to 27.3 feet (to encroach 2.7 feet) for a proposed residence 

in the R-3 Multi-family Residential District, pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-207(b)

(2) and ZS 1-305 located at 1103 Stones Run, Tax Map 16, Parcel 108, Section 18, Lot II-12, Tax District 

3, Worcester County, Maryland.

Jennifer Keener, Director of Development, Review, and Permitting presented the application to 

the Board.

The Applicant Michael Galello testified before Board in favor of the Application. There were no 

protestants to the Application.  The testimony revealed that the Applicant wants to build a new home 

and needs a 2.7 foot encroachment from the rear yard setback. Ocean Pines has approved this as has 

Colonial Village. The lots in Colonial Village are small which requires a variance. 

After duly considering the application and the testimony and other evidence offered and 

presented in connection therewith, the Board made the following findings of fact and conclusions of 

law:

1. Special conditions and circumstances exist which are peculiar to the land and proposed 

building involved in that the lot is smaller than most lots in the development and has smaller
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depth than the other lots;

2. The literal interpretation of the Ordinance would deprive the applicants of rights commonly 

enjoyed by others in the  Zone;

3. The special conditions did not result from actions of the applicants; and

4. The conditions are not one that could be reasonably provided for under legislation of general 

applicability within the Zone.

Accordingly, upon a Motion made by Ms. Gismondi to approve, which was seconded by Mr.

Katsanos, the Board passed the following resolution which was opposed by Mr. Purcell:

BE IT RESOLVED, that the requested variance be APPROVED.

_______________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

_________________________________ 
Robert Purcell
Chairperson

_________________________________ 
Thomas Babcock

_________________________________ 
Charles L. Fykes

_________________________________ 
Beth Gismondi

_________________________________ 
Stephen Katsanos 
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*

*

*

* 
Case No. 26-34

IN THE MATTER OF QIN ZHENG BEFORE 

THE BOARD OF ZONING

APPEALS FOR WORCESTER COUNTY, 

MARYLAND *

* * * * * * * * * * *

OPINION  

A hearing was held before the Board of Zoning Appeals for Worcester County, Maryland on 

Thursday, June 11, 2026, upon the application of Qin Zheng, on the lands of Rental AA Homes, LLC,  

requesting an after-the-fact variance to the side yard setback from 9.99 feet to 5.90 feet (to encroach 

4.09 feet) for an existing residential accessory building in the R-1 Rural Residential District, 

pursuant to Zoning Code §§ ZS 1-116(c)(4), ZS 1-122(c)(1)A, ZS 1-205(d)(1) and ZS 1-305, located 

at 11328 Gum Point Road, Tax Map 21, Parcel 24, Tax District 3, Worcester County, Maryland.

Jennifer Keener, Director of Development, Review, and Permitting presented the application to 

the Board.

The Applicant Quin Zheng, testified before Board in favor of the Application. There were no 

protestants to the Application.  The testimony revealed that the Applicant bought the property in July 2025 

and the workshop building has been there for 50 years.  Many other properties in the area have storage/

workshop buildings. She will improve the building and the special condition was not caused by the 

Applicant.

After duly considering the application and the testimony and other evidence offered and
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presented in connection therewith, the Board made the following findings of fact and conclusions of 

law:

1. Special conditions and circumstances exist which are peculiar to the land and proposed 

building involved;

2. The literal interpretation of the Ordinance would deprive the applicants of rights commonly 

enjoyed by others in the  Zone;

3. The special conditions did not result from actions of the applicants; and

4. The conditions are not one that could be reasonably provided for under legislation of general 

applicability within the Zone.

Accordingly, upon a Motion made by Mr. Katsanos to approve, which was seconded by Ms.

Gismondi, the Board unanimously passed the following resolution:

BE IT RESOLVED, that the requested variance be APPROVED.

_______________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

________________________ 
Date

_________________________________ 
Robert Purcell
Chairperson

_________________________________ 
Thomas Babcock

_________________________________ 
Charles L. Fykes

_________________________________ 
Beth Gismondi

_________________________________ 
Stephen Katsanos 
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