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= OFFICE OF THE PLANNING AND ZONING COMMISSION

This meeting will be held virtually. To join the meeting by computer please click the

link https://us02web.zoom.us/j/8697557180. Once connected you can join by computer
audio or dial in via the information that is provided on your screen. To join by phone only
please dial (929) 205 6099 and enter the Meeting ID 869 755 7180.

PLANNING & ZONING AGENDA
MARCH 24, 2021

Call to Order

Approve the Agenda

Approval of the Minutes of the February 24, 2021 Planning & Zoning Meeting.

Public Comment on any item on the agenda: Public comment will be accepted by dialing (929)
205-6099 and enter Meeting ID 869 755 7180. NOTE: There will be a 2-minute limit on
comments received.

Commission to consider: Meeting schedule and priorities during the Moratorium.
Commission to consider: Future action regarding Short-Term Rental issue.

Commission to consider: Proposal to change the process for Updating the Comprehensive Plan

Work session on Comprehensive Plan, Review of Revised Land Use Chapter; see attached
Chairman'’s list of agreed topics, and undecided topics.

Public Comment: NOTE: Public comment will be accepted by dialing (929)205-6099 and enter
Meeting ID 869 755 7180. NOTE: There will be a 2-minute limit on comments received.

Adjournment: At approximately 9:00PM, depending upon hearing progress, Chairman will request a
motion to adjourn. If approved, the meeting/hearing will end.

8200 BAYSIDE ROAD, P.O0.B0OX 400, CHESAPEAKE BEACH, MARYLAND 20732

PH: (410) 257-2230 FAX: (443) 964-5449
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PLANNING & ZONING
MARCH 24, 2021
Draft Chesapeake Beach Comprehensive Plan Update

CHAIRMAN’S LIST OF TOPICS
AGREED and UNDECIDED

Comprehensive Plan Update Working Chapters

. Introduction

. Population of Chesapeake Beach
. Municipal Growth

. Natural Environment

. Land Use

. Housing

. Transportation/Circulation

. Community Facilities

. Water Resources

10. Implementation, Development Regulations and Areas of State Significance
Appendices

© 00N OB WNBEP

AGREED: COMMISSION HAS CONSIDERED AND REACHED GENERAL CONSENSUS ON THE
FOLLOWING:

Chapters 1, 2 and 4 have been reviewed by the Commission, and set aside pending a final review for
consistency with the completed draft.

There is general consensus that a limit should be placed upon building height, that apartments not be allowed
above commercial buildings along MD 261 south of Mears / Harbor Rd (i.e. on those several commercial lots
on the stretch of MD 261 between Chesapeake Station Shopping center and the Beach Elementary school),
and that MD 261 south of Mears / Harbor Rd no longer be considered a "neighborhood mix-use area”.

UNDECIDED: COMMISSION HAS EITHER NOT CONSIDERED OR REACHED CONSENSUS ON THE
FOLLOWING:

The Commission has yet to receive drafts of Chapters 6 through 10 and no reports have been adopted for
inclusion as appendices.

Chapter 3, Municipal Growth:

- What happens on developable land within the Town's immediate "planning area”; including areas on the
outskirts of the current Town boundary?

- Whether to recommend annexation of land currently in agricultural preservation or adjacent to it that could
provide potential for recreational trails, or areas for affordable/low-income housing?



- Whether as an alternative to annexation (expansion of the municipal borders), to recommend that the Town
or PC coordinate with the County on "joint planning” in areas adjacent to the Town boundary.

Chapter 5, Land Use: consensus has not been reached on:

- Whether to place a height limit on all new buildings or renovations within all zoning districts to thirty-five (35)
feet.

- Whether additional / new multi-family housing types should be included in the revised comprehensive plan in
the Town Center, marina area, and Residential Village (RV) zoning districts. RV zoning districts include (1)
along Cox Road, (2) the residential neighborhood between the south side of MD 260 and Kellam’s
Field including the townhouses off of 26th St. next to the Town Hall, and (3) the big neighborhood between
MD 260 and the North Beach town line on the west side of MD 261.

- Whether lower intensity housing such as single-family townhouses and houseboats would be permitted in
the Maritime mixed use area. For practical purposes this would apply to Harbor Road and the limited private
land at/adjacent to Fishing Creek marina which still may be developable.

- Whether duplex, tri-plex and quadplex housing types continue as permitted housing options in RV districts.

- Whether to recommend design standards be adopted to address design and compatibility.

- Whether to allow residential units above commercial buildings in the new town center

- Whether to allow apartments above new commercial development on MD260 as part of the redevelopment
/ revitalization of that commercial gateway mixed use area.
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MINUTES OF THE
PLANNING AND ZONING COMMISSION
FEBRUARY 24, 2021

Commission Chairman Larry Brown called the meeting to order at 7:00 pm. In attendance were Kathleen
Berault, Laura Blackwelder, Jonathan Evans, Cynthia Greengold, and Jeff Larsen, Commission Members,

Christopher Jakubiak, Planning & Zoning Administrator, and Sharon Humm, Commission Clerk.

APPROVAL OF THE PLANNING & ZONING AGENDA

MOTION: Commissioner Berault moved to approve the February 24, 2021
Agenda as presented. Seconded by Commissioner Evans, all in favor.

APPROVAL OF THE MINUTES OF THE JANUARY 27, 2021 PLANNING & ZONING COMMISSION MEETING

MOTION: Commissioner Berault moved to approve the minutes of the
January 27, 2021 Planning & Zoning meeting. Seconded by Commissioner
Blackwelder, all in favor.

OLD BUSINESS

a. Progress report on the comprehensive plan update — Mr. Jakubiak reported over the next three months
he anticipates completing and submitting a final draft to the Commission by May. New sections such as

transportation and housing will be presented for discussion. Mr. Jakubiak will forward the projected
table of contents to the Commission.

b. Motion to clarify the December 15, 2020 Commission’s decision on the revised site plan for Rod-n-Reel
properties, that such approval does not include proposed site plan revisions to the 1936 Bar and Grille
sign or flags to be installed on or above the roof line of the various structures on the site, because the

proposed revisions are not compliant with the Chesapeake Beach Zoning Code §290-22(h).

MOTION: Chairman Brown moved to reconsider the December 15, 2020 Commission’s decision
on the revised site plan for the Rod n Reel properties, in which the approval of proposed site
plan revisions to the 1936 Bar and Grille sign and flags were included. Upon further review, it

was discovered the sign and flags were not in compliance with the Zoning Code. Chairman

Brown is proposing an amendment to the original decision to exclude the approval of the sign

and flags. Seconded by Commissioner Berault, all in favor.

It was suggested the Applicant seek relief through the Board of Appeals.

c. Motion directing the Zoning Administrator to prepare and present to the Commission a report including
draft zoning and text amendments that clarify the Town prohibition on short term rentals; and includes

draft alternative amendments that partially lift such prohibition.



MOTION: Chairman Brown moved to direct the Zoning Administrator to prepare a report that
would include draft zoning & text amendments clarifying the Town prohibition on short-term
rentals and draft alternative amendments that partially lift such prohibition. Seconded by
Commissioner Berault. After Commission discussion, Chairman Brown motioned to table this
until its March meeting where the Commission will discuss further.

MOTION: Commissioner Blackwelder moved to amend tabling this item and recommends the
Zoning Administrator prepare the report. Seconded by Commissioner Berault. Ayes,
Commissioners Blackwelder, Evans and Larsen. Opposed, Commissioners Berault and
Greengold. Motion Passes.

Chairman Brown directed the Commission to submit any suggestions/recommendations to Mr.
Jakubiak within the next two weeks.

d. Motion to set a future hearing date on draft zoning text amendments to chapter 290 of the Town Code
of Chesapeake Beach, zoning ordinance to limit the height of all new buildings within all zoning districts
within the Town to 35 feet.

MOTION: Chairman Brown moved to place this as first item on the March agenda for
discussion. Seconded by Commissioner Greengold, all in favor.

e. Motion to remove residential development allocations in the Town Center and marina areas and to
remove all multi-unit housing types in the residential village areas to preserve the ability to
accommodate recreation and potential future commercial amenities in and near the Town Center.
Chairman Brown stated this item would be deferred to a future meeting.

PUBLIC HEARING: The public hearing was opened by Chairman Brown at 7:45 pm on a resolution
recommending that the Mayor and Town Council adopt a temporary moratorium on the Planning
Commission’s acceptance and consideration of applications for development projects.

Mr. Jakubiak elaborated on the resolution and rationale in putting this resolution forth for Commission
consideration. Comments were received from the Commission and Mr. Jakubiak addressed questions.

Commissioner Blackwelder presented to the Commission an amendment to the resolution to add 3 sub-
paragraphs to the ninth WHEREAS as follows:

(G) The exponentially increasing popularity of the North Beach Farmers Market
and Beach Boardwalk over the past 10 years adding traffic along MD Rt. 260 and
MD Rt. 261.

(H) Recent high intensity development at the Rod-n-Reel site with traffic implications
that have not yet been assessed and cannot be accurately assessed due to the
COVID-19 Pandemic.

(I) Recent completion of and ongoing development of large-scale residential
neighborhoods over the past 10 years with traffic implications that have not yet
been assessed and cannot be accurately assessed due the COVID-19 Pandemic.

There being no objection from the Commission, Chairman Brown stated the 3 sub-paragraphs would be
added to the resolution.



Chairman Brown allowed public comment on the draft resolution beginning at 8:01 pm, beginning with
presentations from representatives of the Rod-n-Reel Corporation.

Eric Blitz, attorney for the Rod-n-Reel Corporation, was present and gave a short presentation in defense of his
client and the hardship and unfairness this moratorium will create on his right to develop his properties. Mr.
Blitz requested his letter previously sent to the Commission be entered into the record. Also speaking on behalf
of the Rod-n-Reel were Mary Lanham and Wes Donovan who spoke in opposition of the moratorium.

PUBLIC COMMENTS WERE RECEIVED BY:

Joshua Johnson 3814 26'™ Street— spoke in opposition

Zach Abner of Abner’s Crab house Harbor Road — spoke in opposition

Shad Montague 3802 Chesapeake Beach Rd— spoke in opposition

Kevin Norris representing CB Properties LLC 8302 Moffat Run — spoke in opposition

Mark Giangiulio 3456 Hill Gail Drive— spoke in opposition

Greg Morris 2425 Woodland Court — spoke in favor

Debra Giangiulio— 3456 Hill Gail Drive spoke in opposition

Bob Carpenter 8051 Windward Key Drive — spoke on opposition

Gary Luckett of Traders Seafood Steak & Ale 8132 Bayside Rd — spoke in opposition
. Glen Spanier — spoke in opposition
. Lakesha Wilkerson — emailed comment - in opposition

LN WNRE

[
= O

[E
N

. Tanesia Wills — emailed comment - in opposition

. Mr. Jakubiak read into the record, a public comment received from Joseph Devlin, attorney representing
developer Mike Roepcke of the Richfield Station project. As this project has been approved, Mr. Devlin is
asking the Commission to consider amending the moratorium to add the wording “exempt any project
currently in the development approval system which has received Development Plan and/or Plat approval
from the Commission”, noting specifically the completion of the last section of Block S at the end of Crest
View Lane and one section of single family lots on Stream Walk Way.
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The public hearing was closed at 8:57 pm and the regular meeting resumed.
After discussion, the Commission put forth the following motions:

MOTION: Commissioner Greengold moved to approve the Resolution. Seconded by Commissioner
Berault.

MOTION: Commissioner Greengold moved to amend the Resolution to include in the resolution the
wording “exempt any project currently in the development approval system which has received
development plan and/or plat approval from the Commission.” Seconded by Commissioner
Blackwelder, all in favor.

MOTION: Commissioner Evans moved to amend the resolution to reflect 9 months of a moratorium
versus the proposed 12-month time frame. The motion failed for lack of a second.

MOTION: Commissioner Blackwelder moved to amend the resolution in the sixth WHEREAS, to remove
the word “wholesale”. Seconded by Commissioner Berault. Ayes, Commissioners Berault, Blackwelder,
Evans and Larsen. Opposed, Commissioner Greengold. Motion Passes.

MOTION: Commissioner Berault moved to approve the Resolution as amended. Seconded by
Commissioner Larsen. Ayes, Commissioners Berault, Blackwelder, Greengold and Larsen. Opposed,
Commissioner Evans. Motion Passes.



Chairman Brown stated the resolution, as amended, will be forwarded to the Town Council for
consideration.

Chairman Brown took the opportunity to thank the business community for coming out and participating in
tonight’s hearing along with all those that made comments.

Additional comments:
1. Councilman Morris commented on the short-term rentals.

2. Commissioner Greengold suggested a time limit be established on persons giving public comments
to assure all a chance to speak.

Chairman Brown stated the next Planning and Zoning meeting is scheduled for March 24, 2021.

VI. ADJOURNMENT

There being no further comments, the meeting adjourned at 9:31 pm on a motion by Commissioner
Berault. Seconded by Commissioner Greengold, all in favor.

Submitted by,

Sharon L. Humm
Commission Clerk

8200 BAYSIDE ROAD, P.0. BOX 400, CHESAPEAKE BEACH, MD 20732
410-257-2230  (301)855-8398









MEMORANDUM

To:  Town of Chesapeake Beach Planning Commission
From: Christopher Jakubiak, AICP

Date: March 13, 2021

Re: Short Term Rentals

Introduction

| have prepared this memo and the accompanying table as the report the Planning Commission
requested on short term rentals. | look forward to your deliberations and answering questions
at the Commission’s March 24 meeting.

Current Conditions and Background

The term short term rentals (STR) refer to the leasing of a complete residential unit (e.g. a
house) for overnight accommodations typically but not exclusively through popular online
brokerage services like Airbnb and VRBO. STRs are not permitted in the Town'’s residential
zoning districts.

The list of permitted uses in all zoning districts can be found at Section 290-10 in the Zoning
Ordinance. If a use is not listed there, if it is not readily identifiable as a use intrinsically similar to
a permitted use listed there or if it is not contained with the terms of a more general permitted
use category, it is not permitted.

A number of people have suggested the Zoning Ordinance is unclear about whether STRs are
permitted. It is not. The use does not appear on the list of permitted uses and is not similar to
any other use permitted in the residential districts, except perhaps bed and breakfast
establishments which are distinct and clearly defined. It is true that STRs are not defined by the
Ordinance but that creates no ambiguity whatsoever concerning their legality. There are many
unlisted and undefined land uses but their absence from the Ordinance does not imply they
might be permitted by it. The opposite is true.
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Some have suggested that the Zoning Ordinance is antiquated because it doesn't take account
of STR's and thus it is inappropriate to prohibit them, But STRs are really not a new kind of land
use and certainly not new to Chesapeake Beach, There was a time STRs were simply called
vacation homes or vacation rentals, Vacationers wishing to visit a tourist destination, including
Chesapeake Beach, could often find one to accommodate them,

The fact that the Town's residential zoning districts do not allow vacation rentals, STRs, or any
other commercial accommodations (apart from strictly controlled bed and breakfast
establishments) represents consistent and long term policy and application of municipal zoning
law. With its zoning ordinance, Chesapeake Beach has continually sought to establish its
neighborhoods as “pleasant and safe residential living environments”. Using its authority to
zone, the Town long ago choose to prohibit all types of these uses in residential districts except
for bed and breakfasts establishments, which are allowed under strict conditions. Over a period
ot 50 years, Chesapeake Beach has transitioned into a solidly and overwhelmingly residential
town from one that was once strongly tourist oriented. Vacation rentals are absent from the
Zoning Ordinance not because they've been overlooked, but because they were determined to
be incompatible with the purposes of the residential zoning districts.

Tourists Homes

A tourist home might be the use most closely resembling a STR and in fact some jurisdictions
use the terms interchangeably. Chesapeake Beach does not.

In Chesapeake Beach, tourist homes are permitted in the Commercial and Maritime districts
just like hotels and motels. Like these uses, tourist homes provide overnight accommodations
for compensation; they are commercial. Unlike hotels though, tourist homes do not contain
accessory uses such as restaurants, on-site meal services, entertainment venues, etc. And unlike
motels, tourist homes do not provide direct access to individual rooms from the exterior of the
building at the parking lot. Tourist homes may or may not have a central check-in, onsite
management, or shared facilities. In all cases though, hotels, motels, and tourist homes can
provide multiple accommodations (rooms) to multiple unrelated guests at one time and
operate as commercial establishments,

While similar in some respects, a STR is not a tourist home. There are two principal differences
between STRs and tourist homes. First, the overnight accommodation for let is the dwelling unit
(i.e. house, condo units, etc.) in its entirety, not a rcom within it. Second, when a house is not in
use as a STR, it can easily again be used as a single dwelling unit. The act of using a house as a
STR does not materially change it; following its use as a STR, it is still a dwelling unit.
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Bed and Breakfast Establishments

Bed and breakfast establishments are permitted uses, in every zoning district in Town except
the Resource Conservation district, provided that is, an applicant can meet certain conditions.
The definition in the Zoning Ordinance is also strictly crafted: “An owner-occupied or manager-
occupied building where, for compensation and only by prearrangement (transients only} for
definite periods, lodging and meals are provided. Such uses are limited to five guest rooms,
excluding resident management”. The required conditions are set forth in Section 290-11P
and include among other requirements: that the owner or manager live on the premises,

that meals are provided to overnight lodgers only, that there be at least one off-street (i.e. on-
site) parking space per guest room, and the establishment is operated through a state
approved bed and breakfast registry.

Potential Changes to Existing Zoning to Clarify Things

While no changes are needed, several changes could be proposed if consensus exists that
current regulations are not clear enough:

1. Adefinition of “short term rental” could be added.

2. A definition of “tourist home" could be added.

3. Notwithstanding points 1 and 2 above, STRs and tourist homes could be defined in such
a way that they are one in the same or distinct and separate.

4. STRs could be specifically referenced as “prohibited” in residential zones. Though this is
not necessary, it would certainly clarify existing conditions.

5. STR’s could be specifically mcluded in the table of permitted uses (Section 290-1C) as a
use permitted in Commercial and Maritime zones on par with tourist homes.

Thoughts on an Approach

As evidenced by the documents and ideas Commissioners provided me, there is much te
unpack with STRs, and the matter is not easily resolved. | prepared the large accompanying
information table as a way of framing an approach that takes into account the input Commission
members provided. If after deliberating on the pros and cons and potential impacts, the
Planning Commission wants to consider recommendations to permit STRs, there is a
fundamental issue to contend with: how far does the Town want to go in allowing the norn-
residential (commercial accommaodations) use of houses in residential zones, And to be clear, |
understand that it will effectively only be the neighborhoods in the traditional parts of
Chesapeake Beach, not governed for HOA covenants, that will be impacted.
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If the Town were to open its regulations to STRs, it could take an approach I'll call “home
sharing” in which the focus is on retaining, to the extent possible, the residential use and
character of property while allowing owners flexibility to earn money through renting to visitors.
From a policy standpoint, home sharing like this could encourage tourism and visitation by
expanding available overnight accommodations. Home sharing would not appeal to investors
because the operator of the STR would have to be both the owner and full time resident of the
house. Cther standards could be used to minimize potential impacts such as strict restrictions
on the number of days a house could be rented and on parking, occupancy, etc. (see the '

accompanying table).

In contrast with the above, a more intensive approach would allow STRs with less regard for
maintaining local residential character. In this approach, the owner would not need to reside in
the unit being rented. Investors, especially those who own and operate multiple properties,
would favor this approach. In this approach the house is essentially converted to a vacation
rental. Presumably non-resident investors would market and manage properties professionally,
which could enhance visitation and tourism in Town by making more rentals available more
often. Under this approach there would be less restriction on the frequency of operation and
less strict use and permitting limitations (see the accompanying table). It is reasonable to
conclude, depending on market conditions, there is a greater likelihood of “losing” housing
units to the vacation rental market under this approach.

Conclusion

{ recommend that the Planning Commission not move to formulate or recommend zoning
changes without allowing us time to directly engaging the residents of the neighborhoods that
would be impacted by short-term rentals. In my view, any findings from the “surveys” done to
date would pale in comparison to meaningful outreach to the resident community. There are
significant concerns that are quite localized such as street widths, housing density, lot sizes, and
parking shortages that are uniquely relevant to the Town’s homeowners. Failing to thoughtfully
account for these factors risks allowing for impacts on residents whose universally shared
concern is maintaining peaceful, quiet, and safe residential settings. What may work in one part
of the same zoning district may not work in another part.

Therefore, one reasoned response to the Town Council's request for review and comment on
this matter may be to do the following: (1) acknowledge the potential impacts and the potential
contributions that SRTs represent; (2} identify what the Planning Commission believes are the
broad public health, safety, and welfare interests at stake and the reasons further study may or
may not be warranted; and (3} if further review of this matter is needed, outline a process to
engage residents who live in neighborhoods that would be most impacted by a zoning change.
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Lastly, please note in the accompany table that | have listed what appear, from your input, to be
the main regulatory matters linked with STR's. These in effect are the items other jurisdictions
have addressed when adopting regulations to allow and/or restrict them. With respect to each
one, | have offered a brief explanation and possible responses ranging from strict to somewhat
strict to less strict. If the Planning Commission ultimately decides to prepare recommended
changes, it may find this table useful in formulating regulations and/or presenting options for
public review.
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Regulatory Aress

Regulatory Considerations Attending to Short Term Rentals if Permitted

Basic: Commaents

tve Approsches and Their Redative Stri

Striet

Somewhat Strict

Lena Strict

Allowing short term
rentals [S1Rs}

Zoning smendments would be rocossary ta allow 5TRs,
Zaring must ba directed at achioving lagitimate public
purposes. Consider: what s the public purpose In
allswing STRs? That answor can guida the Commission.

Kesap status gua. Bed and breakfasts aro
sufficisnt to mast the public interest in
mecommadating tourists cutside of hotels, in
residential zones In partleular,

Allow then, but only in non-residsttial zoaes.

Allaw them in all residential zanes, parhaps
[imitad by cther standards, clseehare noted in
this chart.

Eligibikity for
aperating $TRs

This actually speaks to the extent af land use change the
Town is willing to accept. Are STRs seen as a means to
allow local residents to finandially benefit fam 3
broader use of thelr praperty given the Tawn's tourism
-econcmy? Are STRs important encugh to the Town as to
allow 1he underlying use of the bousing steck to change
from resldential to vacation rental.

Only houses, where the owner / fulf time
resident of the property resides, would be
eligible for a STR.

Owiners are eligible if they ara tawn residerits,
but they de nat need 12 live In the house,

The awner may be a hon-resldent person ar
entity, In other woros a property investos with
or without resident les Lo the Tawn.

Oversight and

No hotet or bed und breakfast uperates without onslte

Dwener must be on-premises during rental

Ownar must be |ocal teither in town ar within 1-

An outside management compaiy cen hantle

managemenkt managerent. What level of management 3 resded far a |pericd. howr drival in order to return promptly to things, and maybs il should be leeatad within
STR 1o ensure issues and neighbor concerns are readily address jseues. anhour's drlve of Town, st not that imeoiant,
addressed.

{lcensing {loensing can provide a means for ensuring code Yes - Ne

wmyiance and weeding oul bad aperators, Each
awmer af a §TR property would be licensed by the Town.

Licenses per
aperator

Restricting the nurber of licenses a persen ar entlty can
have may mitigate ageinst the commercialization of the
housing atack end clevate the Interests of residents over
that of investors and/our cuiside commercisl intarests,

One license per peraon,

Two {or mere] licenzes par person.

Tre nurnber of licenass any sne person ar arsity
can held [s not limited,

Response ta an-
site violations or
disturbances of the
peace.

Racent code enforcarent exparience has shown STRs
can tause adverse impacts to neighboers, seme impacts
are nuisance impacts and others may be criminal in
nature {trespassing, ncise, and public intexication). If
S5TRs are ailowed, what should be done when violations.

Tcriteria shauid ba set farth in Town Sode, if

vio|ations ooour they should be swiftly
prosearted and licenses should be revoked.

Vinlaters ar ba dominally fined and 3 cortain
number ofviclations, say thres, might e
grounds far revecation,

Leavs ¥ to natghbars to pursus til o erliminal
charges and remedies as may be needed, keep
local government out these Issues,

Maximuim
accupancy i a STR,

The number of peeple in a unit may prasent issues for
unaafe aver-crowding and fire coda compliance. The
Issug address here, howaver, is the putenilal that guests
can creale roise, parking, |arge gatherings, etc. that
Impact the peacelul enjoyment of residential preperty,

Set occupancy at two adults or four ceoupents
it tostal.

Set occupancy based on adulls per bedroom,
such a8 two per bedrocm,

Tha max cocupgney should snly be lreited by
the buildirg slze or the fire coda, and that I'mit
shauld ba set at tine of [censing. To szme
axtent, it may alas be based on the
charactsristics of the neighbarbood. Or an

Cancentration of
5TRs

To the extent that STRs have adverse impacts to
adjoining residences, the impact can be magnified when
5TRs are jocated dose together. if 5TRs are permitted
by zoning, he distance limits would need to be

Strictly fimit the numbar of TRz allowed ner
street, of per acre. Or |Imit the umber allowed
at any time within the Tawn,

Establish 2 required separation dlstance
bistweenany two STRa such.as 300, 200, or 504
betwesn praperty lines,

Don't sef a limit on concentration. Why should
sorme residents have ta deal with thalmpacts
and yet ke preduded from rerting their own
houses out.

The types of uniis
available for STRs

Because of the separatlon between houses and the
abllity ta provide parking on site, single-family
detached lots may be mast smenable lo 5TRs,
Towshausas and candominium units coukd more readlly
canvert inke blodks of vacation rentals if sllowed to
concentrate in such bulldirgs This ¢an alter comemunity
character and remove valuable housing bypes from the
heusing market., Certainly zllowing lagal sccessory
apartments to convar 1o STR would rasirict an

Orly single-famlly detached houses should he
availzhla for STRs,

Single-familly detached hauses and tawnbeuses
are both ok,

Slagle-fzmily detachad houses and wewnhauses,
plus mult!-Bamily condomink:es and spartm
butldings, oiz, are all ok

Frequency of letting
an STR

This addresses the extent to which the Town is willing to
allow the use of property to changs from purely
residential 1o overnight accommodations/eommerdial,

Limit letting ta 36 days per year, which is 10%
of the days in a year.

Limft % 1o something loriger such as 120 cays
ot yoar, which is 33% of the deys in a year,

Allaw unlimited use of property for STHS,

Parking

T help manage parking, = madimum number of parking
permits could be issued {0 each STR, A parking permit
viculd be displayed in each guest's vehicle, On-strast
parking is a publiz safely and convonlence issue in tha
Camggrounds neighborhoed especially, where the
streats are narrow and generally substandard In deslgn,
and the houses are dese together, Parking fs also tight

in townhouse communitles and other higher devsity

Require that sh-site parking be provided and
that only an-site parking be used. Limii tha
number of parking permits 1o kwo,

Require all parking to bs on-site o7 in spazes
that are already ressrved for the owner (such as
i towrhause communitios). Require parking

perrits, but si [ vehleles are requirad 1o
be parked an-she, thees may be loss need ta

restrict the nisvher of parking permits.

&

Feal but etl] require that

Allew parking on the s
parking permits be dispoayed and corsider if
there should evon be a maximum rusbar of
parking permils for each STR.

t#ses of STRs for
cither thar
overntght
-accemmodations

What Lypes of uses in cancert with 2 STR would the
Town consider acoeptable? Some restrictions may be
required to ensure that the residential nature of the
house Is not hurther watered down by STR operatinns,

The use should be overnight accormmodations
for registered guesis orly.

A limitad number of special svents could be
permitted on the property, like weddings,
pariies with cutside guests, receptlans, cub
gatherings, efc. Maybe a special petmit Is

Mo imhtatlan o, special events or other
actlvities, except such limitations that weuld
apply tc any house in tawn,

Location within
Town

Fram the siandpeint of the public's interest, what are
the best plzces Jar STRsT Also, [t Is generally
understood that HOA rules, because they can be more
restrictive than zoning, prevent STRs, For some, this
talses the questlon of equity--that is, only because they
[lvee th &1 older part of Town, do they facs losing the
neatectinpthal copeent eanine nilas meeide

1§ $TRa ars te be permitted, aliow them in
commercial zanss cnly beeause that Is whars
ather usos like hotels, rmatels and tourisk harnes
ate penrilted. |s the commercial zanes, the
aperatizn of STR would ganarally not irpact
residencies, Owners can choose to cperate a
had and broabfasts in 5 redeantial dictiet

Aliow them in residential zones, but anly after
doing a thorough asszsement of land use, road
widll and nelghbarhcad deslgn, In this way
issues such as parking availabilily, separation
betwean hauslng units, the guality af the strast,
st can e [actored In,

Adlow them evarywhere provided the ether
matters addressed alsewhers in this chart ara
zddressed,

Transferability of
Ilcenses

Should licenses be transferred with property or should

If tramferrable then this also means that the STR may be
perpetual and less likely to return to residential use. If
fdistance and cancentration rules prevent others from
renting, an exdusive benefit would have been conferred,

they expire upon the sale of a property. If transferrable  {licenses should rowtinely expire after a zertain
with the property, the license may increase the value of |periad and not ba redeamatils untl after some
the property and distort local housing prices somewhat. {nurnber of years has passed,

Not only should they not be transferabile,

A license should explre uparn the sale or
transler of property between the cwrer and any

party.

Licenses should transher without tnerruption
with the sele or transfer of property.

COther issuer Include compliance with building, fire, and housing codes; licansing and licensing faes; record keeping; posting and advertising license numbers; enlorcesnent; and insnaction frequercies and schedulzs. While a
nutnber of the iterms in this chart are tangentially related 1o [and use and zoning, thess itsins listed hare In particular sre daarly best [sht to administrative staff and the Town Attorney. They have less bearing on Jand use and
zoning. Several of them also would require considerable coardination with the Calvert Caunty Departmart of Inspactians Parmits, if the Caunty would be asked 1o undartaks inspections. If not the Town could ba requirsd to
ez the Town will need ta zonsider apart from the land use and zoning malters.

expand its reqular rantal permitting program. So there are administrative, sperations, managemert, personnel, and funding

;
;
f
i
i




DRAFT Chapter 5, Land Use — PC Meeting — Revised -for 3-24-2021 Meeting

V. LAND USE

Dear Commissioners:

This is the revised draft of the Land Use chapter that was discussed at the

November Planning Commission meeting. Please note the following:

e This draft does not address the possibility of a growth area /
planning area that was previously discussed. That is in Chapter Il
Municipal Growth.

e Cliffs and slopes are addressed in Chapter IV, Natural Environment

e Apart from the community pier and public waterfront access

broadly, parks are addressed in Chapter VIII, Community Facilities

***Key to Changes***
Yellow text to call attention to new or revied text

Grey text — to call attention to parts the Planning Commission may not

have completed deliberating

Strikethroughtext — to call attention to text proposed to be removed
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EXISTING CONDITIONS

This review of existing land use conditions addresses the general land use pattern both

outside and within the Town limits.

AREA WIDE LAND USE

Two TOWNS SIDE BY SIDE

Together the separate bayside municipalities of Chesapeake Beach and North Beach
form a larger community. As discussed throughout the report the towns are equally
reliant on MD Routes 260 and 261, the shared wastewater treatment plant, Beach
Elementary School, the Twin Beaches Library and other public facilities and services. As
coastal communities they face similar challenges such as flooding, migration of wetlands,
and limited transportation access. Both Chesapeake Beach and North Beach are shown

on Map 1.

RURAL DEVELOPMENT

Map 1 also shows the land use pattern throughout the northeastern portion of Calvert
County. The area is mostly wooded with large residential lots or rural subdivisions. Within
the County’s planning framework, areas within one mile of municipal borders can be
developed at densities of up to four units per acre. Four houses per acre is not rural
however and this potential level of urban development outside of town boundaries is not

supported by this Comprehensive Plan as discussed in Chapter Ill, Municipal Growth.

Apart from two properties at Boyd's Turn Road and MD 260, commercial use is largely
confined to the Towns of Chesapeake Beach and North Beach. Residential development,
including the unincorporated community of Summer City, largely forms the southern

border of Chesapeake Beach.
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Map 1

Surrounding Area Land Use Pattern
Town of Chesapeake Beach

[] LowDensity Residential 77" Municpal Boundary Line
I Commercial / Incusirtal A/ County/ Town Roads
[ Agicuture / Resource Conservation  #/ State Roads
SCALE 1* = 4000

GREENBELT OF PRESERVED LANDS

Page 3 of 28




DRAFT Chapter 5, Land Use — PC Meeting — Revised -for 3-24-2021 Meeting

A most significant land use feature is open space on the Town's western border; land
permanently preserved through programs administered by Calvert County. These form a
permanent western greenbelt. Since they adjoin vast woodlands, which are within the
Town and mostly set aside for perpetual forest conservation, Chesapeake Beach has
within and along its borders the makings of a future old growth forest, the preservation of
which sheutd-could help perpetually sustain the water quality of Fishing Creek and local
bird and wildlife habitat.

TOWN LAND USE

Map 2, Existing Land Use, shows conditions as they exist today in broad categories of

use, such as forest, residential and commercial.

FORESTS AND OTHER NATURAL RESOURCE LANDS

Environmental features, including floodplains, tidal marshlands, steeply sloping
woodlands, and streams extend all though the Town and often separate residential
neighborhoods from each other. The forests that remain in Town are the largest single
land use. The residential lots along Bayside Road and north of MD 240 are developed in
a wooded setting and the Town’s major residential subdivisions (Bayview Hills, Richfield
Station, Chesapeake Village and Heritage Woods), were each carved out of large intact
forests. Some of the remnants are protected by conservation easements, which were

required under the Town's Forest Conservation Ordinance.

Tidal wetlands are also a major distinct land use Chesapeake Beach. These are described
in some depth in Chapter IV. Despite the major filling in of the wetlands at the natural
confluence of Fishing Creek and Bay, significant wetlands remain in Town as shown on
Map 2.

As for the Town's shorelines, except where natural conditions have prevented it, the
shorelines of Fishing Creek and the Chesapeake Bay have been developed. The
shoreline of Fishing Creek, within the center of Town, is largely covered by impervious
surfaces such as buildings and parking lots. The only part of the Bay's shoreline that is
still in a natural condition is the 4,300 foot stretch from Bayside Park to the southernmost

municipal limits.
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Map 2

Existing
Land Use

B AY

CHESAPEAKE

Legend

0 Forest

[ Recreation
Suburban Residential
Residential

I Institutional

I Commercial
Vacant / Other

PARK AND RECREATIONAL LAND USES
Map 2 shows areas devoted to park and recreational use. There are three HOA-owned

neighborhood parks; in Richfield Station, Bayview Hills and Windward Keys. There are no
publicly owned neighborhood parks in Chesapeake Beach.

The Town is home to the publicly owned community-level park at Kellam'’s Field, a
publicly owned memorial site (Veterans Park), a publicly owned boat ramp and the 18.8-
acre natural area, Bayside Park, which includes Brownies Beach. The publicly owned and
operated Chesapeake Beach Waterpark is also located in the town center along Gordon

Stinnett Boulevard. The Beach Elementary School property includes tennis courts and a

playground.
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A full evaluation of park and recreational facilities is provided in Chapter VIII of this Plan.
To summarize that section: the Town is significantly underserved in terms of parkland.
With only three HOA-owned neighborhood parks, the vast majority of households do not
have ready access to a neighborhood park. Outside of Kellam’s Field, there are no parks
serving the older town neighborhoods or waterfront housing developments and the
modern Chesapeake Village subdivision does not have a park. With the exception of
small spaces at the terminus of public streets and the Veterans Park memorial, there are

no publicly owned waterfront lands that most residents can walk or safely bike to.

RESIDENTIAL LAND USE

As shown on Map 2, other than forests, the land use covering more land than any other is
residential. Residential building types and densities vary from high-density (up to 20
units/acre) multi-family structures along the Bay front, to very low-density (2 units/acre)
single-family homes along Old Bayside Road and in The Highlands, which is north of
Chesapeake Beach Road. The Town'’s residential zoning districts and existing zoning map
are presented in Chapter Ill of this report and an evaluation of housing is presented in

Chapter VI, Housing.

COMMERCIAL LAND USE

While, Chesapeake Beach is predominantly a residential community; there is a
commercial base in tourism and entertainment and collection of locally serving shops
and stores. There are also commercial uses nearby in North Beach so there is some
overlapping of commercial markets. Appendix B includes an evaluation of the Town's

commercial land base and zoning. The findings include:

e The Town's commercial base is clustered along Bayside Road at Fishing Creek
and largely consists in marina and entertainment activities centered on the
Chesapeake Beach Resort and Spa. There are four sit-down restaurants in this
area, and three of them operate gambling venues, which adds daily visitation to

the Town.

e The Chesapeake Station shopping center, which includes a grocery store,
pharmacy, fast food restaurants, and a bank meets basic shopping needs.
However, food-for-home (i.e. grocery) is a product type not provided in sufficient
amount in the Town or its vicinity. Residents do travel to Dunkirk or other areas

for their full grocery needs.

Page 6 of 28



DRAFT Chapter 5, Land Use — PC Meeting — Revised -for 3-24-2021 Meeting

e In 2018 a windshield survey revealed there were only 12 operating retail
establishments in the entire Town. This is less retail eemmereial than 20 years
ago, even though the Town's population and median income have substantially

increased over that time.

e Office uses, including professional services like engineering, law, and finance,
and medical services, including physicians and dentists are absent from the
Town. However, the Calvert Health Primary Care medical center is located

nearby in North Beach.

e There are two small clusters of commercial use in Town. One is on Chesapeake
Beach Road between its intersections with E and F Streets and the other is on
Bayside Road between 16" and 17t Streets. These are composed of aging
properties and are frequently vacant or otherwise underused. Beyond these two
areas, and the Chesapeake Station shopping center, commercial land use is

fragmented, with small parcels in residential areas.

e Despite its tourism base, Chesapeake Beach does not have a solid set of
specialized retail uses such as ice cream parlors, cafes, or specialty gifts. North
Beach, which developed its waterfront as a public amenity, does have a variety of

such businesses along and near its boardwalk.

e Under current Town zoning, there is little room to expand commercial use,
except through redevelopment of existing properties. Redevelopment of
existing (and vacant) business locations is complicated by the narrowness of the
lots, the lack of parking, and zoning rules which prevents mixing land use types.
Creative land use strategies are needed to bring about a greater set of

commercial uses.

e As has been the case for decades, tourism related uses (marinas, restaurants,
gambling, and convenience shopping) are the mainstay of the commercial land
base. Maritime uses include fishing, crabbing, oyster aquaculture, commercial
fishing charters. There are no industrial uses or maritime manufacturing in

Chesapeake Beach.
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INSTITUTIONAL

Institutional land uses such as religious, public administrative and cultural buildings are

distributed throughout the Town and include among others, the Grace Brethren Church
on Chesapeake Beach Road, the North Beach Volunteer Fire Company, Town Hall, the

North East Community Center, Beach Elementary School, and the Chesapeake Railway

Museum.
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THE PLAN FOR LAND USE

INTRODUCTION

This land use plan focusses on the general pattern and distribution of land use activities
through 2040. A land use plan is not a zoning pfar-map, instead it is mostly a guide. The
zoning map is more than a guide, it is part of the Town’s zoning laws and it FheFeown's
Zonirg-Map divides the town into zones, with each having its own set of use and
development regulations. For example, some zones permit housing while excluding most
commercial uses. While a zoning map is not a land use plan, it is required to be

consistent with a land use plan.

Aland use plan is best thought of as the official guide to the use and development of
land; showing the preferred #ype-ef general use er of every parcel. For example, since
the 2002 adopted Comprehensive Plan fernearly-20-years-row, the Town has
recommended a land use called Resource Conservation. After that Plan was adopted

both the Zoning Ordinance and Zenirg-Map were amended to create have-centatned a

zone also called Resource Conservation. This zone was applied to those areas

recommended for resource conservation and Fhiszene-was-ereated-anc-rmapped
fellewingthetastcomplete Planupdate 2002 New-regulations were approved

adepted for this arew-zone that strictly limited the amount and type of development in
order to minimize forest clearing and protect water quality. Later in this Chapter,

recommendations for expanding the Resource Conservation zone are discussed.

This new 2040 Plan advances many of the previous plan’s recommendations and policies
and provides guidance for future land uses and development. Following or concurrent
with adoption of this Plan, a new zoning map wilt would be prepared adopted with the

aim of implementing the Plan i.

With a few notable exceptions discussed in this Chapter, implementing the land use plan
recommended here would not intrinsically change the land use pattern in Chesapeake
Beach. The originally platted parts of Town form a bayfront community with cottage style
neighborhoods and modern waterfront housing developments. These are
complemented by modern single-family neighborhoods built at higher elevations and
flanked by forests sloping toward Fishing Creek and the Bay. Maritime, tourism and

shopping areas are located along Bayside Road where Fishing Creek joins the
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Chesapeake Bay. It is not the intent of this Plan to change any of this. Instead this plan
proposes to optimize this pattern for the benefit of residents and visitors and to prevent

further erosion of the Town’s intrinsic bayfront character.

This plan seeks to conserve the Town's heritage neighborhoods, guide commercial,
recreational and civic uses into a town center arrangement, protect the remaining forests
in Town, repair a deficit in the amount of parkland, protect small town character with new
restrictions on building heights ard-etherstandards, and adjust to the Town's
vulnerabilities related to the rising level of the Chesapeake Bay seatevelrise.

LAND USE OBJECTIVES

These are the objectives this land use plan is intended to achieve:

1. Enhance the residential qualities of the Town’s original cottage neighborhoods
through a program of improving infrastructure (including modernizing drainage
and installing sidewalks, curbs, crosswalks, and street trees), and promoting

compatibility in the design of new buildings.

2. Expand commercial development including tourism opportunities, foster the
redevelopment and revitalization of commercial properties, and bring about an
arrangement of shops, and commercial offices and services that improve the

convenience and joy of living in Town.

3. For the local environmental benefits they provide, secure for all time the
conservation of the remaining stands of forest, especially those adjoining the
Town’s major residential subdivisions, and where possible and practical allow for

hiking trails and related low impact community enjoyment of the forests.

4. Protect the small town bayfront character and unique setting through regulations

on new development and redevelopment.

5. Adapt to the vulnerabilities of sea level rise and flooding in a way that herers
incorporates the Town's heritage as a Bayfront destination and adds to the
Town'’s scenic beauty and natural resources. Climate change and sea level rise

are discussed in detail in Chapter 4, Natural Environment.
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6. Provide for increased public recreational access to the Chesapeake Bay and

Fishing Creek waterfront shorelines.

OVERAHE GENERAL ORGANIZING PLAN

CONSERVATION AND COMMUNITY DEVELOPMENT

Before more specific land use recommendations are addressed, this chapter presents the
general framework or pattern for land use through 2040. fertand-useplan- focuseson

shown on Map 3, the Town can be is broadly organized into two major use categories:
resource conservation (green on the map) and community development (beige on the
map). The resource conservation category encompasses the major remaining forests,
undeveloped steep slopes, wetlands, and stream buffers. The Plan recommends, to the
extent possible, that resource conservation areas be preserved and protected from the
impacts of development, and land clearing, and grading. It is recommended that land

uses be restricted to very low intensity uses only.

The community development category encompasses all lands that have been developed
already. The Plan recommends, to the extent possible, that community development
areas be conserved, enhanced, and renewed over time to meet the needs of the Town's
existing and future residents and sustain a high quality of life. Within this context, the
Plaarecormmends four mixeduse centers are planned: a new Town Center, the-a vibrant
tourism-focused existing-maritime district, and two focal points for commercial
revitalization and development. Each center is intended to be a priority for public and

private investment over the next 20 years.

Page 11 of 28



DRAFT Chapter 5, Land Use — PC Meeting — Revised -for 3-24-2021 Meeting

Map 3

Organizing Plan
A Town Center, Two Focal Points for Commercial Revitalization, and
A Maritime District

_{ G y Commercial Focal Point, local serving retail, office
',—w\’| N
i Town Center, civic, commercial, recreational

it

Maritime District, marinas, hotels, restaurants

Hilltop Commercial Focal Point, local serving retail, office

The principles intended to guide the design, building, and use of these centers are as

follows:

e Compact and Walkable: Pedestrians will be given the priority. Emphasis to be

placed on traffic calming, sidewalks, bike paths, street lighting, crosswalks and

pedestrian amenities.

e Mixed Use: Where commercial buildings are built, _
_except within the Hilltop Commercial

area.

e Parking Management: Parking will be managed which may include consolidating
it in designated locations so buildings and outdoor amenity spaces can be

located close to each other.

e Unified Character: Landscaping, site design, architecture, street trees, and

signage will be coordinate to bring about a unified character in each area.
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TowN CENTER

The most significant of the four centers is the proposed new Town Center, located on the
west side of Bayside Road roughly between the Town Hall and Gordon Stinnett Avenue.
The area mostly encompasses property owned by the Town of Chesapeake Beach and
presently in use as surface parking. Public-private partnerships may be needed to bring
about the Town Center vision described below, and a master plan would be useful to
guide major development decisions. Exhibits 1 and 2 Fre-exhibits below-show what the

new Town Center could look like by adhering to the principles noted above.
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Exhibit 1 (to be finalized as part of final draft)

The illustration above attempts to capture a vision of the Town Center that residents and
property owners would find both acceptable and worthy of pursuit over the next 20 years

or more. The recommended elements of the town center idea vision include:

e An activity center aligned with the water, Kellam'’s Field, and Fishing Creek Trail.
e Asite for local business development aligned with the marina, the Town'’s

recreational opportunities, views of the water, boats, and nature, and within easy
walking access to neighborhoods.
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e Improved connection between Kellam's Field and the rest of Town, bringing life
and purpose to the space.

e Reimagining Kellam'’s Field with both ballfields and the conversion of lower lying
areas into a naturalized landscape park for walking and biking and designed to
handle flooding, high water tables, and the ratarat emergence of wetlands (See
Chapter IV).

e An avenue with broad sidewalks connecting the new center to Bayside Road next
to the Town Hall.
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Exhibit 2

e Aroundabout to allow access to parking and space to drop off pedestrians at the
Town Center.

e Aservice drive that runs behind the present day restaurant and auto service
station providing parking and access to the rear of the new buildings and
creating a street grid for circulation.

e Aplaza, on the west side of the buildings, with wide views to the west and access
to a nature park. The plaza can support festivals and special community events.

e Small cottage-type structures reminiscent of the Town's heritage, that could

replace the pavilions that exist today and/or serve as space for special events
and fairs.
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SUMMARY

In summary the overall framework for land use favors preserving the remaining natural
resource areas and sustaining the quality of life and vitality by conserving, enhancing, and
renewing the parts of Town already developed. In this regard, public and private
investment is encouraged to promote the emergence of vibrant commercial and civic

centers. Most notably the Plan encourages the development of a new town center.

2040 GENERAL LAND USES

Map 4 designates four general land use categories: Resource Conservation, Residential,
Institutional, Mixed Use. The recommended land uses are described in Table 1 and

discussed below. This land use plan map is the official guide to the use and

development of land through 2040, shewing-the-preferred-type-ofuse-oneverypareel.

Map 4
LAND USE PLAN

Resource Conservation 1

Residential
Resource Preserve
Suburban Cluster
Cottage

High Density
Institutional

Mixed Use
Neighborhood

Town

108 0 B000

Maritime

NOTE: The designations on Map 4 above are subject to change, depending on Planning Commission
deliberations. The “Mixed Use- Neighborhood” designation for example, could be eliminated and changed to

commercial or cottage residential.
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Table 1

General Land Use Categories

Land Use

Purpose

Use / Intensity

Resource Conservation Protect natural resources and protect sensitive

areas from the impacts of development

Trails, parks, woodland, resource uses
such as aquaculture, fishing, residential
at a density no greater than one unit per
5 acres

Residential

Resource Reserve

Suburban, cluster

Conserve the open, naturalized residential setting

Sustain single-family neighborhood character

Large lots, minimal impacts to slopes,
forests, stream buffers and wetlands

Single-family detached, no change to
existing lots

Cottage Conserve the traditional small lot neighborhood Single-family detached, no change to
character existing lots
High Density Sustain the quality of denser housing projects Single-family attached and multi-family
buildings
Institutional Foster the preservation of local institutions Government offices, schools, churches,
community buildings and facilities
Mixed Use
Neighborhood Promote neighborhood scale commercial uses Retail, restaurants, offices, and housing
above commercial
Town Foster commercial redevelopment and vibrant Retail, restaurants, offices, and housing
business centers above commerecial
Maritime Encourage a thriving maritime and entertainment Retail, restaurants, offices, maritime

district

uses, marinas, single-family attached

NOTE: The designations and descriptions on Table 1 above are subject to change, depending on Planning

Commission deliberations. The “Mixed Use- Neighborhood” designation for example, could be eliminated and

changed to Commercial or Cottage Residential.
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RESOURCE CONSERVATION?

The Resource Conservation designation identifies natural lands and open spaces that
cannot safely support development, would be irreparably harmed by development, or
whose loss would impair local water quality, flood management, wildlife habitat, and the

Town's scenic beauty.

Sensitive natural areas play vital roles in sustaining the quality of life, public health and
natural beauty in Chesapeake Beach. Marshlands and wetlands help attenuate flooding
in the older sections of Town, improve the water quality of Fishing Creek and the Bay,
and provide habitat for native plants, fish and wildlife that are part of the charter and
beauty of Town. Steep slopes left in a natural wooded condition minimize soil erosion
and pollutant runoff to streams and by extension the Bay. Large forested areas, whether
on steep slopes or not, moderate local temperatures for nearby residents and provide
habitat for the birds and wildlife that residents and tourists see on the Fishing Creek Trail.
Vegetated buffers along streams maintain water quality and slow erosion. The
preservation of these natural resources is also important to the Town's economy which is

supported by tourism.

The 2020 Comprehensive Plan first applied the Resource Conservation category. With
the subsequent adoption of a zoning district, also called Resource Conservation, areas so
designated have been protected from development and loss. This Plan expands
Resource Conservation to the remaining undeveloped steeply sloped forested areas,
lands currently being impacted by the rising water levels and to the forested areas that
have been set aside for open space ereenservation in major residential subdivisions.
Some of these large forested areas are protected by plat restrictions and forest
conservation easements, others however are not. The exhibit below broadly shows the

forest resource lands within the major residential subdivisions.

L Also See Chapter IV, Natural Resources.
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Major Home Owner Association Open Space Set-asides,
Forest Conservation Areas & Residual Parcels

Residential Subdivisions

The Highlands
Bayview Hills

The Heritage
Richfield Station
Chesapeake Village

1 woodlands

Exhibit 3

The Resource Conservation designation also encompasses lands that are currently in use
for parks such as Kellam's Field, Bayside Park, and the Boardwalk. It also encompasses
lands that this Plan recognizes as potential park sites in order to provide public
recreational access to the water. These areas are discussed and mapped in Chapter VIII,

Community Facilities.

RESIDENTIAL

The Residential category is divided into four types reflecting the development patterns
and housing types that exist today. No substantive change is contemplated in existing
neighborhoods or housing developments. This Plan’s main recommendation is to
conserve and enhance residential areas and their housing types and in particular the
lands designated as “cottage residential”.

The Town'’s original cottage neighborhoods include the Stinnett Subdivision, the Middle
Subdivision and the Campgrounds. To varying degrees, these original neighborhoods
contend with issues including poor drainage, limited on-street parking shertages, poorly
aligned and configured streets, a lack of sidewalks and street lighting, and property
maintenance and code violations. The Town will work to improve the qualities of these

older neighborhoods by:
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e Preparing neighborhood-based improvement plans in coordination with
residents to address sidewalks, crosswalks, streetlights, street trees, parking

issues, drainage, open space, and other matters.

e Strictly enforce the Town's new livability and rental codes (enacted in 2018) to
ensure that safe and high quality housing is sustained in Chesapeake Beach for

the Town'’s renters.

e Preparing and recording amendment plats to eliminate platted parcel lines that
bare no semblance to actual property ownership, which will improve the
informed transfer of property, the drawing of zoning district lines, and the

construction of improvements on private property.

¢ Adopting new development standards, including lot coverage standards to
more appropriately regulate the development / redevelopment on lots in the
current Residential Medium Density district that are on or near steep slopes,

especially along the cliff on B Street.

e Preparing a town wide property survey to ensure a sound basis for establishing
legal property boundaries to support real property searches and rebuilding in

the event of catastrophic storm events.

To promote compatibility between new and existing housing and generally to favor
housing types that readily fit in with existing neighborhoods, the Plan recommends the

following with respect to the Zoning Ordinance:

e Rescind the bonus density overlay district on lands currently zoned Residential
Village. This provision in the Zoning Ordinance currently allows the Planning
Commission, within the overly district, to approve apartment and condominium
buildings, that can exceed 50 feet in height. Without the overlay district,
building height would remain capped at 35 feet and new housing would be more

compatible with existing housing.
e Remove multi-family housing and townhouses as permitted uses on property

currently zoned Residential Village. With this change, townhouse developments

in residential zones would be permitted only where they are actually built today.
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e Continue to allow duplex, tri-plex and quadplex housing types in the current
Residential Village District provided however any applicant for permit approval
first obtain site plan approval from the Planning Commission and comply with

new building design standards.

e Prepare and adopt building design standards applicable to residential areas,
which may be a combination of regulatory requirements and recommended

guidelines, as discussed later in this Chapter.

INSTITUTIONAL

The Institutional land use includes governmental, non-profit and, quasi-public uses such
as such as schools, museums, and libraries. Fhe-Institutional uses shown on Map 4 are the
Volunteer Fire Company, Town Hall, North East Community Center, U.S. Navy boat
launch at the Fishing Creek Bridge, Chesapeake Railway Museum, Beach Elementary
School, Bayside Baptist Church and the American Legion. The Twin Beaches Branch of
the Calvert Library is presently located in a commercial building at 3819 Harbor Road but

will be relocating to a newly developed site in North Beach in 2023.

Mix USE
The Mixed Use designation is divided into three types reflecting the relative intensity of

commercial activity. As with the residential land use designation, new buildings in the Mix

Use areas would be subject to building design standards.
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Town Mix Use
As shown on Map 3 4, the Town Mix Use designation encompasses the following:

e The commercial area between E and F Streets on MB-268 Chesapeake Beach
Road,

e The properties along the west side of Bayside Road MB-264 from Chesapeake
Beach Road MB-260 to Gordon Stinnett Boulevard (the proposed Town
Center).and

e The properties at the intersection of Harbor/Mears and Bayside Roads including

the Chesapeake Station Shopping Center.

The one-acre residential property next to the Captain’s Quarters commercial building (at
the northern end of Deforest Drive) is proposed for commercial use, provided the lot can
be accessed from Bayside Road. This parcel could readily accommodate 30,000 square
feet or more of added commercial building space along Bayside Road, meeting a need

for added commercial land.

The purpose of this Town Mix Use designation along Chesapeake Beach Road is to
promote commercial revitalization and the emergence of a more attractive and
welcoming gateway into Town. The purpose of the designation, as applied along Bayside

Road, is to promote the emergence of the planned new town center.

A variety of commercial land uses would be allowed in each area with the goal of
fostering architecturally unified and walkable areas zeres. New residential uses would be

allowed, but only as residences above street level commercial.

In the area between F and E Streets, building heights would remain at 35 feet but will be

capped at 2.5 stories. In the planned Town Center—maximum building heights would be

reduced from the current 70 feet to 35 feet and 2.5 stories-butthePlanning-Commission

Maritime Mix Use

As shown on Map 3, the Maritime Mixed Use designation encompasses the part of Town
centered on the Fishing Creek Bridge, including the existing boating and marina
activities on either side of Bayside Road. The purpose is to accommodate and promote

the great diversity of commercial uses and intensities that have long defined the Town’s

historic waterfront over time. These include the Town's main-sheppingplazathe working

Page 21 of 28



DRAFT Chapter 5, Land Use — PC Meeting — Revised -for 3-24-2021 Meeting

waterfront uses along Fishing Creek, recreational boating, overnight accommodations
and restaurants. Given its natural beauty and boating amenities, waterfront housing
projects have been planned (and have even obtained permit approval) but none has
been actually developed. Moving forward, the Plan recognizes that a limited amount of
new housing especially for retirees and boating enthusiasts can add value to the local
tourism economy. Maximum building heights would however be reduced from the
current 70 feet to 35 feet and 2.5 stories. With these restrictions in place, lower intensity
housing would continue to be allowed such as single-family attached units and

houseboats that could take advantage of the waterfront setting.

COMMUNITY CHARACTER

A recurring theme of this Chapter is the promotion of compatibility between new
buildings and traditional ones with the objective of protecting the Town’s essential
character. Promoting harmony and cohesiveness is an essential objective of town
planning, one that was traditionally achieved in large part because property owners
within a place (and local builders) shared a common design language. But that is hardly

the case anymore.

Local properties can be owned by outside corporations that design their buildings to
advance brands rather than to complement a streetscape. Regretfully, many builders
have their “models” which work for consumers whether a lot is in a small coastal town or
suburban subdivision, which means that, even in the oldest neighborhoods of
Chesapeake Beach, traditional cottages can be replaced with homes that bear no
resemblance to the Town's unique history and setting. Because many property owners
build with little regard for community character, character can get eroded over time,
leaving fewer and fewer examples remaining as guideposts. Even local property owners,
when they contend with the opportunities and constraints of land economics and finance
can lose sight of the shared standards that shaped the character of buildings and sites
throughout the Town's history.

Moving forward under this new Comprehensive Plan, it is the Town's position that the
essential character defining elements of buildings in Chesapeake Beach must be used as
the model for future buildings, site improvement and development. The Planning
Commission rejects formulaic building design and franchise architecture and signage
and new buildings or site layouts that impair rather than complement the Town's bayside
character. It also rejects the idea that builders should slavishly adhere to architectural

styles customary to Chesapeake Beach or mimic existing buildings. The important thing
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is that new buildings be compatible with the old, not that they look like the old. New
buildings should look like they belong; they should have elements, scale, massing, colors

and materials that harmonize with the established community character.

This Plan recommends that a study be commissioned to evaluate the character of the
buildings, signs and structures in Town and to select those buildings and building
elements that set the standard for a traditional architecture and design character that is
unique to Chesapeake Beach. Upon completion of this study, the Town would create
and adopt architectural, building, and site design guidelines that would shape both infill
on vacant lots and redevelopment. Application of design standards is most appropriate
where the physical and visual properties of development can significantly influence the
character of the Town.

Because buildings and community design cannot be separated from their unique
physical setting and “sense of place”, the above mentioned study should identify all
character-defining landmarks and the best sight lines to the Bay, Fishing Creek, and
elsewhere. The preservation of sight lines would then be protected through new
development regulations.

ADAPTING TO SEA LEVEL RISE AND FLOODING
VULNERABILITIES

INTRODUCTION
The Town's vulnerability to sea level rise and increased incidence of flooding is explored
in Chapter IV and significant recommendations that have a bearing on this land use plan

are presented there. Chapter IV focuses on three vulnerability zones:

e Zone lis located along the shoreline north of north of Chesapeake Beach Road
to North Beach town line.
e Zone 2is located in the center of town encompassing the maritime areas.

e Zone 3is located along the southern shoreline of Fishing Creek.

Chapter IV identifies parts of each of the three vulnerability zones that may be

permanently covered with tidal water by 2050 and 2100 and areas subject to significantly
higher risks of flooding. The maps presented there also show the projected extent of the
future floodplains and depth of flood waters taking into account the rising water levels of

the Bay over the next 30 years.
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The rising levels of the Bay present a serious long term challenge for Chesapeake Beach.
But if the response to sea level rise is coordinated and planned, it also presents an
opportunity to build on the Town's heritage as a bayfront tourist destination and to bring
about new and desirable land use patterns. A Comprehensive Plan is not the place to
propose or design specific solutions. For now, it is enough to state that sea level rise will
require new approaches to town planning, land development, and the regulation of

development, some of which are highlighted in Chapter IV and in this section.

PRINCIPLES TO GUIDE PLANNING

Because sea level rise is a long-term challenge, this Plan adopts basic principles to guide
Chesapeake Beach for the very long term, recognizing that once every 10 years, the
Town would revisit them and the recommendations that flow from them. The principles

are as follows:

e The low lying land where Fishing Creek meets the Chesapeake Bay is the very
heart of Chesapeake Beach, encompassing the recreational assets and natural
resources that have shaped the Town's heritage. Continued use of this area and
even redevelopment are not necessarily incompatible with projections of

increased flooding.

e The Town's natural environment itself can be a guide to instraetsus-en how to
manage rising water levels in Chesapeake Beach. The Town's marshes absorb
storm surges and hold back the floodwaters. The Town's remaining forest stands
soak up rainwater reducing the severity of flooding. The Town's topography
shows that the heart of Chesapeake Beach was built on and around the natural

estuary of Fishing Creek.

e Alongterm response to a rising Chesapeake Bay can be positive and aligned
with a vision of harmonizing land with water. In a coastal town, built as a tourist
destination, rising water levels can be an asset and an opportunity to build upon

the Town'’s heritage.

e Lands that were "made” through the filling in wetlands, are the most quickly
threatened by sea level rise. Allowing space for water to reclaim parts of these
areas and for wetlands to migrate within them helps recreate nature’s role in

holding back flood waters and buffering storm surges.

e Unplanned and uncoordinated efforts to raise the elevation of the land or build

structural flood defenses including seawalls, raised bulkheads, shoreline

Page 24 of 28



DRAFT Chapter 5, Land Use — PC Meeting — Revised -for 3-24-2021 Meeting

revetments, and piers, docks etc. are counterproductive to ongoing efforts to
protect public safety. Such measures must only be undertaken in a coordinated

way consistent with an adopted plan.

e Rising water levels expand the area that is vulnerable to flooding. As the Bay
rises, areas that do not flood today are predicted to flood and areas that do
flood today are predicted to experience more frequent and severe flooding
events. Chapter IV contains maps that show areas projected to be underwater in
2050 and other areas projected to have an An annual 1 in 10 chance of flooding
by 2050. One in ten is -presents an unacceptably high risk to public health and
safety; it is 10 times the potential found in the officially regulated FEMA (100-
year) floodplain. If sea level rise continues beyond 2050, which is reasonably
expected, Because-seatevetriseis Areas areas predicted to have an annual 1in
10 chance of flooding in 2050 are predicted to be open water by 2100.

MASTER PLAN FOR FLOOD RISK REDUCTION

At the earliest date possible, it is advisable that the Town prepare and adopt a Master
Plan for Flood Risk Reduction. This plan would include land use and infrastructure
guidance for risk reduction. It could be adopted as an amendment to this

Comprehensive Plan.

The purpose of the plan will be to evaluate and select flood mitigation techniques at
both parcel and zonal levels (see Chapter IV). Following the Guiding Principles and
recommendations of the Comprehensive Plan, the master plan would advance specific
land use policies, landscape design measures to lower the risk of flooding, architectural

guidance for new buildings and structures, and civil engineering recommendations.

Adepted-measures Measures which may follow from this master plan might include
creating wetlands, artificial flood retention ponds, floodwater diversion channels,
shoreline berms, interconnected higher elevation landscapes, and other measures that
can both mimic natural drainage patterns and structurally hold back floodwaters
including seawalls and revetments. The plan must be supplemented with an

implementation and funding program.
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LAND USE AND DEVELOPMENT RECOMMENDATIONS
Three layers of recommendations flow from the principles noted above and the findings

and analyses in Chapter IV.

Layer 1: Land Use Conversion to Resource Conservation

The Land Use Plan (Map 4) recommends changes to the currently adopted
Comprehensive Plan as it concerns areas along Fishing Creek and elsewhere which, over
the next 30 years, are projected to be either underwater or subject to a 10% annual flood
risk of flooding. These areas are generally the most exposed to flooding and lie furthest
from existing urban development. The plan recommends that the zoning map be
amended to classify these most vulnerable areas as Resource Conservation. These
include the western portion of the Harbor Road peninsula (on which the historic
Chesapeake Railway once ran), the area on the south and west sides of the Courtyards at
Fishing Creek, and the area between the parking lot at Horizons on the Bay and the Sea

Gate townhouses. Also included in this category is Kellam's Field.

Existing and future environmental conditions make these areas unfit for urban
development. Development of these areas would expose future persons and property to
unacceptably high risk for severe flooding and rising water tables. As discussed in the
Community Facilities Chapter, this Plan recommends against extending public water,
sewerage, roads and other infrastructure into areas that are at risk of regular or
permanent inundation. In the case of Kellam’s Field, the Town acknowledges the severe
constraints that sea level rise has on development and the essential role this land can
play as both a recreational amenity and a resource for buffering the impacts of sea level
rise. Acceptable land uses in these areas would include uses such as and similar to
aquaculture, commercial fishing, charter boating, house boats, parks, and outdoor
recreational uses and amenities associated with more intensive development types on

adjoining lands.

Layer 2: Land Use and Development in High Risk Areas

There are other areas, such as along Gordon Stinnett Avenue, Harbor Road, and Bayside
Road from the fire station north that are expected to be at a substantially higher risk of
severe flooding. But since these areas lie adjacent to existing development and/or front
directly on existing public streets, development and redevelopment would not be
restricted to the same degree as in Layer 1. Considerable care however will need to be
taken in both the use and development of these areas to mitigate risks and reduce

impacts to adjoining areas.
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Therefore, as a condition of plan approval, developers would be required to participate
in building Town approved defenses to secure the safety and sustainability of these
properties and more the public’s health, safety and wellbeing. This designation helps
ensure development does not make it more difficult for the public to respond effectively

and efficiently to the risks of sea level.

Layer 3: Existing Areas at High Risk

As the maps in Chapter IV show there are areas that area already developed that would
be at increasingly high risk of flooding over next several decades—that is, through 2050.
In these cases, the private property itself or the public streets that provide access are

expected impacted by increased flooding severity and frequency. These include:

e Houses on the south ends of David and D Streets

e Houses clustered along C Street just north of 31 Street
e Seagate townhouse community

e the North Beach Volunteer Fire Department

e the Windward Key townhouse community

e Fishing Creek Marina including the public boat launch
e The North East Community Center.

e The Courtyards at Fishing Creek

There are various options for how the community may want to address these existing
areas. These may include infrastructure improvements like raising streets, re-positioning
or re-routing drainage facilities and public utilities, building sea walls or elevating
bulkheads. All such actions will be considerably expensive. In some cases, property
owners may need to elevate buildings or sites altogether. Other options may include the
use of state or federal funding to encourage owners to sell and relocate especially after
sustaining storm damage. The master plan recommended above, and subsequent
studies and plans, done in coordination with residents and property owners will
ultimately shape the approach over the long term. In the meantime, should
redevelopment be proposed for any property in the aforementioned areas, the
redevelopment will be treated in the same manner as new development is under the

Layer 2 recommendations above.
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WATERFRONT ACCESS?

Chesapeake Beach is adjacent to the Chesapeake Bay and Fishing Creek and it is difficult
to quantify in acreage the equivalent value that the Bay contributes in the way of parks
and recreation. However, public access to the waterfront shoreline is significantly
obstructed and limited by private residential and commercial entities. Developing the
Chesapeake Beach waterfront in particular as a site for community recreational activities
reflects an appreciation of this valuable and scarce community resource. Besides serving
the needs of Town citizens and landowners, the waterfront is an attractive destination for
visitors from nearby areas.

Chesapeake Beach has a long history of being oriented to the Bay for waterfront
recreation. Piers that extended out into the Chesapeake Bay played an important role in
the history of the Town. One of the richest resources in Chesapeake Beach is the
panoramic view of the Bay. A new, modern, and substantial public pier would facilitate
abundant activities to be enjoyed by citizens and tourists throughout the year. In
addition to mitigating the lack of public parks in Town, a pier would attract economic
development, and create multiple employment opportunities for Chesapeake Beach
citizens.

The Town should initiate a study to determine where, how and what type of pier could be
built on the Chesapeake Beach shoreline. A new pier would be a key component of any
warfront revitalization program, both as it relates to the Town's history and the future
enhancement of citizen enjoyment of the beautiful Chesapeake Bay.

With respect to Fishing Creek, the sea level rise is increasing reducing the viability of
development on lands set far into the estuary. The Town should consider if opportunities
exist to acquire privately open spaces or to develop publicly owned space for
recreational access to the waterfront.

More broadly, the Town should work with Calvert County and Maryland state
departments to develop plans to enhance citizen access to the Chesapeake Bay. Town
officials should work cooperatively with the County and the Town of North Beach to
establish a connected network of walking, hiking and bicycle routes so that recreational
features of each jurisdiction can be shared.

%k %k %

2 Chapter VIl presents recommendations concerning parks and recreation.
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