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DISCUSSION: 

The Town of Greensboro recently completed an effort to comprehensively review and update 

their Critical Area program as required by State law. On August 6, 2025, the Mayor and Council 

of Greensboro voted to repeal and replace the Town’s Critical Area program within the 

Greensboro Land and Development Ordinance through the adoption of Ordinance 2025-O-5. The 

proposed updates ensure compliance and consistency with the Critical Area law and regulations. 

A copy of the adopted ordinance is attached to this staff report (Attachment 2). 

Greensboro Critical Area Overview 

The Town of Greensboro is located along Choptank River in Caroline County. The Town 

encompasses all three Critical Area land designations; Intensely Developed Area (IDA), Limited 

Development Area (LDA), and Resource Conservation Area (RCA). The Town’s Critical Area 
map was updated in 2017. 

Comprehensive Review and Update to Town of Greensboro’s Critical Area Program 

Natural Resources Article §8-1809(g) requires each local jurisdiction to comprehensively review 

and update their local Critical Area program at least every 10 years to ensure conformance with 

the requirements of the Critical Area law, criteria, and regulations. The Town last updated their 

Critical Area program in 2013. 
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The comprehensive update of the Town of Greensboro’s Critical Area program brings the 

Critical Area portion of the Town’s Land and Development Ordinance into conformance with 

the requirements of the Critical Area law and criteria. Changes to the Town’s Critical Area 

program were based upon the model ordinance for municipalities, which was created by Critical 

Area Commission staff. The model provides all of the basic elements of the State Critical Area 

regulations, including development standards, density and use standards, amendment procedures, 

variance procedures, and enforcement procedures. 

With this comprehensive review, the Town adopted the Commission’s model ordinance; 

however, there are several minor administrative changes that staff recommend as a condition of 

approval (Attachment 1). 

Natural Resources Inventory 

COMAR 27.01.10.01 requires a jurisdiction during its comprehensive review to map or 

inventory (or both) Habitat Protection Areas, including threatened and endangered species 

habitats and species in need of conservation, anadromous fish propagation waters, plant and 

wildlife habitats, and locally significant habitats. The Commission coordinates with the 

Maryland Department of Natural Resources Wildlife and Heritage Service (DNR WHS) to 

provide a Natural Resources Inventory that includes updated narratives and maps to meet this 

requirement. The most recent inventory was completed in December 2021 and identifies site 

management considerations for the Upper Choptank River, a Listed Species site.   

The adopted ordinance inadvertently left out the reference to the updated inventory; therefore, 

one of the changes recommended by staff as a condition of approval (Attachment 1) is the 

addition of the updated inventory and site management considerations. 

RECOMMENDATION 

The comprehensive update of the Town of Greensboro’s Critical Area program meets the goals 

of the Critical Area law and standards for comprehensive review; therefore, Commission staff 

recommend that the Commission concur with the Chair’s determination that this comprehensive 

review be processed as a refinement. 

Further, staff recommend the Chair approve this refinement with the following condition: 

• Within 180 days of the date of Commission approval, the Town of Greensboro shall 

incorporate into their Land and Development Ordinance the recommended text edits 

described in Attachment 1 of this staff report. 

ATTACHMENTS 

1. Recommended Changes 

2. Adopted Ordinance 2025-O-5 



ATTACHMENT 1 

Recommended Changes to Greensboro’s Critical Area Ordinance 2025-O-5 

Commission staff’s recommended changes are listed below. These changes are required to bring 

the Town’s Critical Area program into compliance with current Critical Area law and 

regulations. 

Please have the Town update the following general comments: 
1) Adjust formatting for new definitions to match existing definitions 
2) Remove all bold formatting not associated with headings 
3) Remove footnotes 

In addition, please have the Town make the following changes (all text in underline should be 
added; all text in strikethrough should be deleted): 

Section 3.  Definitions 
UNDERREPRESENTED COMMUNITY - Has the meaning stated in the Business Regulation, 

§19-106, Annotated Code of Maryland. “Underrepresented community” means a community 

whose members self–identify: 
a) As Black, African American, Hispanic, Latino, Asian, Pacific Islander, Native American, 

Native Hawaiian, or Alaska Native; or 
b) With one or more of the racial or ethnic groups listed in item (a) of this paragraph. 

Section 17.00 Implementation of the Critical Area Program Purpose and Goals 
B. The Town of Greensboro Critical Area Program. 

1. “Notwithstanding any provision in this ordinance, or the lack of a provision in 

this ordinance, all of the requirements of Natural Resources Article 8-1801 
through 8-1817 and COMAR Title 27 shall apply to, and be applied by, 

[Town] the Town of Greensboro as minimum standards.” 

C. Regulated activities and applicability. “Any applicant for a permit or license to pursue 
activities within the Critical Area, including but not limited to, development or 

redevelopment, grading, sediment and erosion control, timber harvesting, shoreline 
erosion control, installation of a septic system and drain field, operation of a waste 

collection or disposal facility, operation of a commercial or private marina or other water-

related commercial or industrial operation (whether public or private), mining (whether 
surface or sub-surface) or quarrying, farming or other agriculture-related activities shall 
have such permits or licenses issued by the Zoning Administrator after review to 

determine compliance with the Town of Greensboro Land Development Ordinance. The 
[Zoning Administrator] Zoning Administrator shall review a permit, license, or other 
authorization for a development or redevelopment activity in the Critical Area for 

compliance with this Critical Area Ordinance prior to issuance of that permit or license. 

Should an infraction of the provisions contained in any law, regulation, or plan related to 

the Town’s Critical Area Program be brought to the attention of any Town official, said 

official shall contact the [Code Enforcement Officer] Code Enforcement Officer.” 
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F. General Requirements in all Critical Area Overlay Zones. 
11. Non-Water Dependent Structures on Piers 

(b)(iv) “Is approved by the Planning Commission and the Zoning Board 

after [Date of NWD opt-in] December 17, 2025;” 
(d)(ii) “Is approved by the Town of Greensboro Planning Commission and 

the Zoning Board after [Date of NWD opt-in] December 17, 2025;” 

Section 17.08 Growth Allocation 
C. Process. “An applicant shall submit to Town of Greensboro a complete application for 

growth allocation that complies with the submittal and environmental report requirements 

of COMAR 27.01.02.06-1—.06-2. A Growth Allocation request shall be approved by 

[Local Approving Authority] the Mayor and Council prior to submission to the 
Commission.” 

D. Requirements. 

(1) A new Intensely Developed Area shall be at least 20 acres in size unless it is 

adjacent to existing IDA (or4). 

E. Standards. 
3. No more than one-half of the Town of Greensboro’s growth allocation may be 
located in Resource Conservation Areas (RCAs) except as provided in 

subparagraph 9 below. 

8. If the Town of Greensboro is unable to utilize a portion of its growth allocation 

as set out in 1. and 2. above within or adjacent to existing Intensely Developed or 

Limited Development Areas, then that portion of the growth allocation which 

cannot be so located may be located in the Resource Conservation Areas in 
addition to the expansion allowed in 4. above under program measure specifically 

approved by the Critical Area Commission. 

9. “Locate new intensely developed areas and limited development areas outside 
of areas vulnerable to climate change as identified by [Municipality] the Town, 

unless Town of Greensboro proposes and the Commission approves measures that 

assess climate resiliency and vulnerability and incorporate siting, design, 

construction and other natural features to significantly enhance climate resiliency 

and reduce vulnerability.” 

Section 17.12 Local Development Projects 
B. Procedures. 

(1) “If the project meets the provisions of this Ordinance and is minor 

development, the [Planning Department] Town shall prepare a consistency 

report and submit a copy of the report with relevant plans and information about 
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the project to the Critical Area Commission per the requirements of COMAR 

27.02.02.” 

(2) If the project does not meet the provisions of this Ordinance, the [Planning 

Department] Town shall seek a conditional approval by the Critical Area 
Commission per the requirements of COMAR 27.02.06. 

Section 17.19 Other Habitat Protection Areas 
B. Standards. “Maps identifying these specific Habitat Protection Areas are maintained 

by the Department of Natural Resources Wildlife and Heritage Division. The most recent 

updated inventory was completed on [INSERT DATE] in December 2021 and 

recommendations contained in [INSERT REFERENCE TO THE REPORT] the Upper 

Choptank River Inventory Report are hereby incorporated into this Ordinance.” 

1. Key Wildlife Habitats 
a. Coastal Plain River 
b. Coastal Plain Stream 
c. Coastal Plain Floodplain 
d. Coastal Plain Seepage Swamp 
e. Mesic Mixed Hardwood Forest 
f. Basic Mesic Forest 
g. Coastal Plain Oak-Pine Forest 

2. Important Features 
a. Mature forest 
b. Migratory fish spawning area 
c. Shield darter (Percina peltata, watchlist) 

d. Triangle floater (Alasmidonta undulata, state-listed as Threatened) 

e. Sparkling jewelwing (Calopteryx dimidiata, state rare) 

f. Blackwater bluet (Enallagma weewa, state rare) 

g. Creeping burhead (Echinodorus cordifolius, state-listed as Endangered) 

h. Lowland loosestrife (Lysimachia hybrida, state-listed as Threatened) 

i. Climbing dogbane (Thrysanthella difformis, state-listed as Endangered) 

j. Core habitat for forest interior dwelling species 

3. Ecological Significance 
The fresh tidal and nontidal portions of the upper reaches of the Choptank River, 

bordered by extensive tracts of mature floodplain forest, are the centerpiece of the 
Upper Choptank River area. Considered a stronghold watershed, the Upper 
Choptank River is of the most important watersheds in Maryland for the 
protection of aquatic biodiversity. The river is well known for its importance as a 
spawning area for migratory fishes such as blueback herring, alewife, yellow 
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perch, and white perch. Uncommon fish species like shield darter (Percina 

peltata, watchlist) and bluespotted sunfish (Enneacanthus gloriosus) also occur 

here. The river’s upper nontidal reaches support exceptionally dense and diverse 
freshwater mussel beds where thousands of these filter-feeding bivalves can be 
found along the stream bottom, including the triangle floater (Alasmidonta 

undulata, state-listed as Threatened) and creeper (Strophitus undulatus, state-

listed as In Need of Conservation). Two rare damselflies, the blackwater bluet 

(Enallagma weewa, state rare) and sparkling jewelwing (Calopteryx dimidiata, 

state rare), also occur along the upper Choptank, the latter being closely tied to the 

river’s scattered beds of pondweed, eel-grass, and the other submerged aquatic 
vegetation. 

Freshwater marsh plants such as small water plantain, lizard’s-tail, and 

pickerelweed grow in sloughs and along the river’s edge. Other plants found 

within the floodplain include Virginia dayflower, water purslane, prickly 

hornwort, lowland loosestrife (Lysimachia hybrida, state-listed as Threatened) and 

creeping burhead (Echinodorus cordifolius, state-listed as Endangered). Flanking 

most of the river and stream reaches is a high quality floodplain forest community  

dominated by green ash and red maple in the canopy, along with black gum, 

sweetgum, black birch, ironwood, American holly, spicebush, deciduous holly 

(Ilex decidua, state rare), and dense thickets of common greenbrier. Portions of 

the floodplain south of Red Bridges Road support climbing dogbane 
(Thrysanthella difformis), which is state-listed as Endangered. Mature forest is 

found throughout the floodplain and is defined by standing dead trees, large trees 

with wide-spreading canopies, logs in various stages of decomposition, scattered 

canopy openings, and a well-developed and diverse herb layer. The extensive 

deciduous floodplain forest habitats of the Upper Choptank River also provide 

important habitat for forest interior dwelling bird species, which need large areas 

of interior forest for breeding and successful nesting. Scarlet tanagers, ovenbirds, 

and wood thrush are just a few members of this bird assemblage that thrive here. 

Steep forested slopes bordering the river are dominated by beech, sycamore, tulip 

tree, willow oak, white oak, and red oak. The understory consists of American 

holly, common greenbrier, mountain laurel, and flowering dogwood. Pockets of 

nutrient-rich, moist woods habitat occupy patches along the slopes, containing 

plants such as bloodroot and spring beauty. Other plants that occur in the 

floodplain include mayapple, skunk cabbage, yellow trout lily, perfoliate bellwort, 

false solomon’s seal, turtlehead, and a variety of sedges. The dry, open, sandy 

areas of habitat harbor downy milkpea (Galactia volubilis, watchlist) and reflexed 

flatsedge (Cyperus refractus, state rare). 

4. Site Management Considerations 



Town of Hillsboro 

Comprehensive Review 

Attachment 1 

October 24, 2025 

Page 5 of 5 

Upper Choptank River is included as a Listed Species Site under the Chesapeake 
Bay Critical Area Regulations (COMAR 27.01.09.04). This site is also designated 

as a wetland of special state concern by the Maryland Department of the 

Environment (COMAR 26.23.06.02). The habitats in the Upper Choptank River 

are vulnerable to incompatible logging practices, invasion of non-native plants 

into the floodplain from adjacent fields, alterations in the flooding regime of the 
Choptank River, or adverse changes in water quality or wetland hydrology. These 
threats could degrade the floodplain community, reduce its significance as a high 

quality natural area, and diminish its ability to support rare species. Reducing 

disturbances wherever possible and allowing portions of adjacent fields to revert 

to forest would create a buffer against invasive weeds. The high quality floodplain 

and swamp forest communities are dependent upon the flooding regime of the 

Choptank River watershed as well as the local groundwater hydrology. If that 

regime is altered, the floodplain community will also undergo change. The 
Maryland Natural Heritage Program and cooperative partners completed a State 
Wildlife Action Plan in 2015 as a requirement of State Wildlife Grant funding. 

The plan details key wildlife habitats, natural communities, and Species of 
Greatest Conservation Need (SGCN) statewide in addition to threats, and 

conservation of Maryland’s wildlife resources. For more information and 

additional management considerations, the full Plan can be accessed at 

http://dnr.maryland.gov/wildlife/Pages/plants_wildlife/SWAP_Submission.aspx. 

C. Standards. 

http://dnr.maryland.gov/wildlife/Pages/plants_wildlife/SWAP_Submission.aspx
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