
 
 
 
REVIEW MEMORANDUM #1 
 
DATE:   October 29, 2025 
TO:      Ocean City Zoning Board 
FROM:      Joseph H. Maffei, P.E., P.P., C.M.E.     
EDA #:    OC-335Z 
OCEAN CITY APP. #:  ZBA #25-016 
MEETING DATE:   TBD 
RE:    Block 1101, Lot 14 

  1168 Boardwalk 
APPLICATION TYPE:  Preliminary/Final Major Site Plan and Use Variance 
APPLICANT:   The 1168 Building, LLC 
ZONE:  On-Boardwalk Zone (ON-BD) 
PLANS PREPARED BY:  Paul M. Koelling, PLS & Halliday Architects 
 

 
 

Sheet 
 

Description 
 

Prepared By 
 

Date 
 
Latest Rev. 

Date 
--- Survey of Premises Paul M. Koelling, PLS 7/28/25 --- 

A0.01 Title Sheet/Project Data/Site Plan Halliday Architects 7/14/25 --- 
V.01 Proposed Plans and Elevations Halliday Architects 7/14/25 --- 

 
 
The following additional documents were reviewed: 
 

• Zoning Board Application dated 10/14/25; 
 

• Correspondence from Mark H. Stein, Esq. dated 10/17/25; 
 

• Memorandum from Lt. Robert Reichanek dated 10/27/25; 
 

• Memorandum from the Ocean City Zoning Office dated 10/24/25;  
 

• Ocean City Planning Board Resolution dated 9/7/83; 
 

• Report from Randall Schuele, PP, AICP, dated 1/16/24; 
 

• Correspondence from Jon D. Batastini, Esq. dated 10/2/25; 
 

• Ocean City Zoning Board Resolution dated 10/23/24; and 
 

• Report from the Ocean City Construction Office dated 10/29/25. 
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Zoning Requirements – On-Boardwalk Zone (ON-BD) 
                                                                                                               

 Required Existing Proposed Variance 
Principal Structure     
Use Various/Commercial Commercial/Residential

(1) 
Commercial/Residential YES 

Min. Lot Area (Corner) 3,000 SF 19,446 SF 19,446 SF NO 
Min. Lot Width (Corner) 40' 73.34' 73.34' NO 
Min. Lot Frontage (Corner) 40' 77.41' 77.41' NO 
Minimum Setbacks:     
  Front Yard (to Boardwalk) 0' -0.7' -0.7' NO 
  Side Yard (N) 0' 1.3' 1.3' NO 
  Side Yard (S) 0' -0.3' -0.3' NO(1) 

  Rear Yard 25' 152.4' 100.07' NO 
Minimum Lot Depth 100' 245.12' 245.12' NO 
Maximum Building Height 
Above Boardwalk Elevation 

13' 27.03'(1) 27.03' NO(1) 

Maximum Stories Above 
Boardwalk Elevation 

1.5 2(1) 2 NO(1) 

Maximum Building Height 
Above Boardwalk Elevation 
with 10' Setback 

25' N/A 25' NO 

Maximum Stories Above 
Boardwalk Elevation with 10' 
Setback 

2.5 N/A 2 NO 

Max. Building Coverage 80% 41.5% 49.3% NO 
Max. Impervious Coverage 80% 100%(1) 100% NO(1) 

Minimum # Residential 
Parking Spaces 

4 4 4 NO 

Minimum # Commercial 
Parking Spaces 

0 12 12 NO 

 
(1) Existing Non-Conforming Condition 
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Project Description 
 
The Applicant is seeking approval to construct a two (2) story addition to the existing building which 
contains a non-conforming use.  The existing building contains the following uses: 
 

• Two (2) residential units on the second floor approved as per the Ocean City Zoning Board of 
Adjustment on July 20, 1983; 

• Arcade 
• Restaurant 

 
The 28.67' x 52.33' two (2) story addition is proposed to contain the following: 
 

• Ground Floor space for parking, arcade office entry and residential entry; 
 

• First Floor space for storage, employee bathroom and mechanical room; 
 

• Second Floor space for office, conference area, file room and bathroom associated with the existing 
management staff for the permitted commercial business. 
 

Review Comments: 
 
Based on our review of the project documents, we offer the following comments: 
 

1. A “D2” Variance for the expansion of a non-conforming use from Section 25-205.5.2 is required. 
 

2. The Site Plan shall also show the following: 
 

• The parking spaces to be dedicated to the residential units shall be properly marked or signage 
provided. 

 
3. The existing building encroaches into the 12th Street righ-of-way by 0.3'.  The existing roof overhang 

encroaches 1.7' into the Boardwalk right-of-way and 2.0' into the 12th Street right-of-way.  The 
Zoning Chart shall be updated. 
 

4. The existing building height above the Boardwalk elevation shall be clarified.  The Survey indicates 
the ridge elevation is 40.33 and the building elevation indicates the ridge elevation is 40.17.  The 
Zoning Chart shall be updated accordingly. 
 

5. The Zoning Chart shall be updated to indicate a Variance is required for the expansion of an existing 
nonconforming use. 
 

6. The existing arcade area shall be identified on the Floor Plan. 
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7. The Zoning Chart shall be updated as follows: 
 

• Maximum Building Height Above Boardwalk Elevation 
 

• Maximum Stories Above Boardwalk Elevation 
 

• Maximum Building Height Above Boardwalk Elevation with 10' Setback 
 

• Maximum Stories Above Boardwalk Elevation with 10' Setback 
 

8. The Zoning Chart shall be revised to provide the correct existing Lot Width. 
 

9. Copies of any outside agency approvals shall be provided. 
 

10. No Performance Guaranty is required since no public improvements are proposed.  An inspection 
escrow shall be posted for the inspection of the proposed site improvements. 

 
11. Any plan revisions as required from any approval must be addressed and revised plans submitted for 

review. 
 
JHM/km 
Enclosures 
 
cc: Jaime M. Felker, Board Secretary 

Jessica M. Fenton, Zoning Officer 
Mark H. Stein, Esquire 
Jon D. Batastini, Esquire 
Christopher Halliday, RA 
Paul M. Koelling, PLS 
The 1168 Building, LLC, Applicant 
All above via email 
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Picture 1 
View of the back of the arcade from the parking lot looking east 10/24/25 
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Picture 2 
View of the access ROW along the westerly property line looking north from 12th 

Street on 10/24/25 
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Picture 3 
View of the back of the arcade looking northeast on 10/24/25 
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Picture 4 
View looking east along 12th Street on 10/24/25 
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Picture 5 
View looking from the arcade entrance/parking lot looking west on 10/24/25 
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Picture 6 
View of the adjacent building to the north of the existing parking lot on 10/24/25 
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