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Zoning Ordinance Map Amendment 
19815 Reidtown Road, Hagerstown 

Applicant: Ralph E. and Leah A. Martin 

Adjoining Property Owners 

Tax Account Number: 27-011268 
Tax Map 11, Parcel 39 
Property Address: 19836 Reidtown Road, Hagerstown 
Owner(s): Gary R. and Esther M. Martin 
Mailing Address: 
19717 Reidtown Road  
Hagerstown, MD 21742 

Tax Account Number: 27-025927 
Tax Map 11, Parcel 30 
Property Address: 19823 Reidtown Road, Hagerstown 
Owner(s): Chris Kennedy 
Mailing Address: 
19823 Reidtown Road  
Hagerstown, MD 21742 

Tax Account Number: 27-004865 
Tax Map 11, Parcel 40 
Property Address: 19703 Reidtown Road, Hagerstown 
Owner(s): Don R. and Karlene J. Eshleman 
Mailing Address: 
19707 Reidtown Road  
Hagerstown, MD 21742 

Tax Account Number: 27-011225 
Tax Map 11, Parcel 32 
Property Address: 19723 Reidtown Road, Hagerstown 
Owner(s): Gary and Esther Mae Martin 
Mailing Address: 
19717 Reidtown Road  
Hagerstown, MD 21742 
4863-4394-5072, v. 1



Property and Zoning Web Map

Washington County Planning Depatment, WashCo MD, Esri, HERE, Garmin,
INCREMENT P, NGA, USGS

Zoning
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Zoning Overlay
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Parcels

7/14/2023, 11:43:55 AM
0 0.07 0.150.04 mi

0 0.1 0.20.05 km

1:5,760

Washington County, MD GIS
This map is provided for informational purposes ONLY. Data are not guaranteed by Washington County Maryland to be free of errors. Data should be verified through appropriate sources.



 

 

        Noel S. Manalo, Principal 
        240.772.5108 Phone 
        240.772.5135 Facsimile 
        Noel.Manalo@offitkurman.com 

 
August 18, 2023 

 
VIA HAND-DELIVERY AND EMAIL 
 
Board of County Commissioners 
Planning Commission 
Washington County, Maryland 
100 West Washington Street 
Hagerstown, Maryland 21740 

	

 
 Re: Map Amendment Application for 19815 Reidtown Road 
  Request for Rural Business District (RB) Floating Zone 
 
Honorable County Commissioners and Planning Commission: 
 
 On behalf of Ralph E. & Leah A. Martin (collectively “Applicant”), owners of the +/- 2.0 
acres located at 19815 Reidtown Road, Hagerstown, Maryland 21742, Tax Map 0011, Grid 0020, 
Parcel 0031, Tax ID #27-011055 (the “Property”), we offer the following justification statement 
in support of our request for application of the Rural Business District (RB) Floating Zone to the 
Property. 
 
 The Property is currently zoned Rural Village and improved with a residence and 
outbuildings. The primary use is currently residential with related agricultural/livestock uses. The 
Applicant intends to conduct an automobile body repair service at the Property. Granting of the 
RB Floating Zone would permit the repair service use. The Applicant would conduct the business 
with no additional employees in the foreseeable future. The number of automobiles the Applicant 
would be working on would be limited to no more than 2-3 at any given time. 
 
 Granting the request would allow the Applicant to provide a desired and needed service to 
neighboring agricultural properties in the proximate Rural Village area. There would be no 
discernable impacts related to noise, traffic, dust or fumes that would not otherwise be typical in 
the Rural Village zone in this location. As specified in the Purpose Statement of the RB District, 
the requested zoning and allowance of the automobile body repair use would “support the 
agricultural industry and farming community” and would help establish a location for “businesses 
and facilities not otherwise permitted in rural areas of the County.” 
 
 Below in bold typeface are the relevant provisions from the Washington County Zoning 
Ordinance with responses following each provision: 
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ARTICLE 5E - “RB” RURAL BUSINESS DISTRICT 

Section 5E.4 Criteria 

 (b) The RB Floating Zone District may be newly established at a particular 
location if the following criteria are met. 

  1. The proposed RB District is not within any designated growth area 
identified in the Washington County Comprehensive Plan; 

 RESPONSE: The Property is not within any designated growth area identified in the 
Washington County Comprehensive Plan. 

  2. The proposed RB District has safe and usable road access on a road 
that meets the standards under the “Policy for Determining Adequacy of Existing Roads.” 
In addition a traffic study may be required where the proposed business, activity or facility 
generates 25 or more peak hour trips or where 40% of the estimated vehicle trips are 
anticipated to be commercial truck traffic; 

 RESPONSE: The Property has safe and usable road access on Reidtown Road. The 
Applicant anticipates meeting the standards of the referenced Policy document. The intended use 
will not generate more than fifteen (15) peak hour trips. 

  3. Onsite issues relating to sewage disposal, water supply, stormwater 
management, flood plains, etc. can be adequately addressed; and 

 RESPONSE: The intended use will not create any sewage disposal, water supply, 
stormwater or other issues that are not above and beyond impacts already accounted for by the 
current residential (and related agricultural and livestock) use onsite. 

  4. The location of an RB District would not be incompatible with existing 
land uses, cultural or historic resources, or agricultural preservation efforts in the vicinity 
of the proposed district. 

 RESPONSE: The intended use would not create any impacts discernable beyond the 
current residential (and related agricultural and livestock) use. Vehicle movements would be 
consistent with the existing residential and agricultural uses. The auto body repair work would be 
conducted completely indoors. Therefore, the intended use would not create any incompatibilities 
with any of the above elements that may be in the vicinity. 
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Section 27.3 Factors to be considered in a request for a map amendment. 

 In order for an amendment, modification, repeal, or reclassification of such district 
as herein provided, the local legislative body shall make findings of fact in each specific case 
including, but not limited to, the following matters: 

 (a) The report and recommendation of the Planning Commission. 

 RESPONSE: Acknowledged. 

 (b) Population change in the area of the proposed change. 

 RESPONSE: According to census.gov, April 1, 2010 population for Washington County 
was 147,430 and estimate for July 1, 2022 was 155,590. 

 (c) Availability of public facilities in the area. 

 RESPONSE: Property is served by County roads and by well and septic. 

 (d) Present and future transportation patterns in the area. 

 RESPONSE: Rural Village residents and agricultural operations infrequently use 
Reidtown Road presently; given the rural nature of this part of Washington County, this pattern is 
not likely to change in the future. 

 (e) Compatibility with existing and proposed development of the area including 
indication of neighboring sites identified by the Washington County Historic Sites Survey 
and subsequent revisions or updates. 

 RESPONSE: The proposed use would be practically indistinguishable from the current 
residential and agricultural uses at the Property and therefore maintain compatibility. The Property 
is adjacent to/proximate to parcels identified in the “Reid (I) Historic Rural Village/Community.” 

 (f) The relationship of the proposed change to the Adopted Plan for the County, 
Development Analysis Plan Map and Policies. 

 RESPONSE: The proposed use would be consistent with the Adopted Plan maps and 
policies, as the RB Zoning District is specifically meant for rural areas of the County. 

 (g) Whether there was a substantial change in the character of the neighborhood 
where the property is located. 

 RESPONSE: Not applicable, as the RB Zoning District is a floating zone. 
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 (h) Whether there was a mistake in the existing zoning classification. 

 RESPONSE: Not applicable, as the RB Zoning District is a floating zone. 

 For the aforegoing reasons, and as supported by the accompanying application materials, 
the Applicant submits that the requested zoning meets the necessary requirements, and we 
respectfully request your approval of the application. The Applicant will provide additional 
information, submissions and testimony as may be required. 

 
       Sincerely, 
      
 
        
       Noel S. Manalo 
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November 6, 2023        Case #:  RZ-23-006 
 

Application for Map Amendment 
Staff Report and Analysis 

 
 

Property Owner(s) :    Ralph E. and Leah A. Martin 
Applicant(s) : Ralph E. and Leah A. Martin 
Location                       : 19815 Reidtown Rd 
Election District   :     #27 – Fountainhead 
Comprehensive Plan 
Designation  :  Rural Village  
Zoning Map  :     11 
Parcel(s) :    P. 31 
Acreage :   2 acres  
Existing Zoning :    Rural Village (RV) 
Requested Zoning         :    Rural Village (RV) with Rural Business (RB) overlay 
Date of Hearing      :     October 2, 2023 
 

 
I. Background Information 

a. Location and Description of Subject Properties 
 

The subject parcel is located on the south 
side of Reidtown Road between the CSX 
railroad line and Marsh Pike, 
approximately 1 mile east of Hagerstown 
Regional Airport in the Rural Village of 
Reid.  The property subject to this rezoning 
encompasses 2 acres of land and is 
owned by the applicant.  It is improved by 
an existing single-family dwelling and 
associated accessory structures.   
 
The site lies outside of both the Airport 
(AP) and Airport Overlay Zoning Districts 
that strictly govern land uses in the vicinity 

of the Airport.  The land does, however, fall within the Hazardous Wildlife Attractant 
Management Overlay District that protects airport operations from wildlife hazards.  The 
proposed land use (auto body repair) does not seem to pose any threat to airport operations, 
however.    
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b. Rural Business Floating Zone Purpose and Criteria 

 
The Rural Business Zoning District (RB) is established to permit the continuation and 

development of businesses that support the agricultural industry and farming community, serve 
the needs of the rural residential population, provide for recreation and tourism opportunities, 
and to establish locations for businesses and facilities not otherwise permitted in the rural areas 
of the County.  It is established as a “floating zone” which may be located on any parcel in an 
Agricultural, Environmental Conservation, Preservation or Rural Village Zoning District.  A 
floating zone is a zoning district that delineates conditions which must be met before that zoning 
district can be approved for an existing piece of land. 

 
Section 5E.4 of the Rural Business Zoning District describes the criteria that must be met for the 
establishment of a new Rural Business Zoning District.  These criteria include: 

1. The proposed RB District is not within any designated growth area identified 
in the Washington County Comprehensive Plan; 

2. The proposed RB District has safe and usable road access on a road that 
meets the standards under the “Policy of Determining Adequacy of Existing 
Roads.”  In addition, a traffic study may be required where the proposed 
business, activity or facility generates 25 or more peak hour trips or where 
40% of the estimated vehicle trips are anticipated to be commercial truck 
traffic; 

3. Onsite issues relating to sewage disposal, water supply, stormwater 
management, floodplains, etc. can be adequately addressed; and 

4. The location of an RB District would not be incompatible with existing land 
uses, cultural or historic resources, or agricultural preservation efforts in the 
vicinity of the proposed district. 

Section 5E.6c further expands upon the above noted criteria in describing the basis for which 
the Planning Commission should base its recommendation to the Board of County 
Commissioners upon after the Public Information Meeting including: 

1. The proposed district will accomplish the purpose of the RB District; 

2. The proposed site development meets criteria identified in Section 5E.4 of 
this Article; 

3. The roads providing access to the site are appropriate for serving the 
business-related traffic generated by the proposed RB land use; 

4. Adequate sight distance along roads can be provided at proposed points of 
access; 
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5. The proposed landscaped areas can provide adequate buffering of the 
proposed RB land use from existing land uses in the vicinity; 

6. The proposed land use is not of a scale, intensity or character that would be 
incompatible with adjacent land uses or structures. 

To be established, RB districts must also meet bulk requirements outlined in Article 5E.5.  A 
preliminary site plan which addresses the elements noted above and other criteria in 5E.6.a(3) 
in greater detail is also a required part of the application process.  Finally, approval of the 
application to create an RB District shall only be for the use identified on the application and 
preliminary site plan.  An approved RB District covers only the portion of the parcel or lot 
identified in the application.  Changes to the use, intensity or area covered by an approved RB 
District shall be reviewed by the Planning Commission.  A new public hearing may be required 
to approve the changed use.        

II. Staff Analysis 

The staff analysis of the proposed rezoning will utilize the criteria outlined in the previous 
section of this report to determine the suitability of applying a newly created RB floating zone in 
the designated location. 

1. The proposed district will accomplish the purpose of the RB District; 

As defined above, one purpose of the floating zone is to “establish locations for 
businesses and facilities not otherwise permitted in the rural areas of the County.”  The 
proposed auto body service facility is not a permitted land use in the underlying Rural Village 
Zoning District.  Services are presently limited in the immediate vicinity of this property, given its 
location in a rural area of the County.  Therefore, it would have the potential to “serve the needs 
of the rural residential population.” 

2. The proposed RB District is not within any designated growth area identified in 
the Washington County Comprehensive Plan; 

The proposed site of this rezoning is located outside of the County’s current Urban Growth Area 
boundary.  This status is not proposed to change in the forthcoming Comprehensive Plan 
update. 

3. Road and Traffic Considerations 

a. Traffic Generation 

Traffic generation from the proposed land use is estimated by the Applicant in their 
justification statement (Exhibit F) to be less than 15 trips per day.  This trip generation estimate 
falls below the requirements of the RB District which necessitate a traffic study when the 
proposed business, activity or facility generates “25 or more peak hour trips or where 40% of the 
estimated vehicle trips are anticipated to be commercial truck traffic.” 
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Traffic counts on County and State roads in the vicinity of the rezoning site provide 
limited information traffic flow or congestion that might be impacted an expanded business at 
this location.  Single day traffic counts were collected for one 24-hour period in 2022 at three 
locations in the vicinity of the subject site, near its intersection with Marsh Pike.  The counts for 
these three locations are noted below:   

 Reidtown Rd, west of Marsh Pike (.15 miles away): 355 vehicles  

 Lehman’s Mill Rd, east of Marsh Pike (.20 miles away): 297 vehicles   

 Lehman’s Mill Historic District (.33 miles away): 287 vehicles  

SHA does not maintain a permanent traffic counter in the immediate vicinity of the site.    

b. Road and Site Circulation Improvements 

The proposed business is located on Reidtown Rd, which is classified as a local road in 
the Transportation Element of the County’s 2002 Comprehensive Plan.  Local roads serve a 
mean ADT of less than 1,000 vehicles in rural areas such as this. Parking is planned on the east 
side of the building that would be constructed to conduct the auto body repair service.   

A review of the County’s 10-Year CIP and the State Highway Administration’s 
Consolidated Transportation Plan did not note any road improvements in the vicinity of this 
proposed rezoning that would affect road capacity or traffic flow.  The Highway Plan in the 2002 
Comprehensive Plan and HEPMPO’s LRTP also did not indicate any immediate road 
improvements in the vicinity.  

The Applicant’s preliminary site plan (Exhibit C) anticipates a second entrance onto 
Reidtown Road from the proposed use, separate from the current driveway that leads to the 
house.  This Exhibit appears to indicate an intent to subdivide the property in the event of 
zoning approval, separating the residential and commercial uses.   

 The application was sent to the Washington County Department of Engineering for their 
review and comment.  They offered the following comments: 

 We have evaluated the proposal and Reidtown Road appears inadequate for 
commercial traffic in accordance with the Adequate Public Facilities Ordinance and 
Policy to Determine the Adequacy of Existing Highways, dated May 2005. Per available 
records Reidtown Road has varying widths from 14.0 feet to 21.0 feet with an average 
width of +/‐ 15.3 feet. In accordance with Section III.F.1 and the exemption provided 
under Section V.D.2 of the aforementioned policy, the minimum required pavement 
width is eighteen (18) feet along the proposed lot frontage and out to the nearest road 
deemed adequate, in this case Marsh Pike. Should the project move forward, the 
applicant shall be required to have a Road Condition Survey and road widening plans 
prepared by a licensed professional to accompany the Site Plan submission. 

 Adequate intersection sight distance will be required for any access that serves the 
commercial use in accordance County Policy and AASHTO standards. The access will 
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require a Washington County Entrance Permit and must be upgraded/installed to 
commercial standards. 

4. Site Planning Considerations 

a. Water 

The proposed rezoning site is designated as W-7 in the 2009 Water and Sewer Plan 
with no planned connection to public water.  An existing well connected to the residential use is 
depicted on Applicant’s Exhibit C.  No additional information about water usage is provided on 
the preliminary site plan aside from a declaration within their justification statement:  

“The intended use will not create any sewage disposal, water supply, stormwater or 
other issues that are above and beyond impacts already accounted for by the current residential 
and agricultural use onsite.”   

Well locations are approved by the Washington County Health Department.  The Health 
Department is also responsible for monitoring wells for water quality issues.       

b. Sewer 

The proposed rezoning site is designated as S-7 in the 2009 Water and Sewer Plan with 
no planned connection to public sewer.  An approximate location of the existing septic system is 
depicted on Applicant’s Exhibit C.  No additional information on sewage disposal was provided 
beyond the declaration noted above.    

The Washington County Health Department is responsible for approving the location and 
method of sewage disposal on individual properties in the County.  A copy of this rezoning 
application was routed for the Health Department for their review.  No comments were received. 

c. Stormwater Management 

A stormwater management pond is proposed in the northwest corner of the property on the 
preliminary site plan to capture stormwater from the storage facility.     

The application was sent to the Washington County Department of Engineering for their review 
and comment.  They offered the following comments: 

 The property is located within the Hazardous Wildlife Attractant Management District and 
may need to be reviewed by the appropriate airport authorities. This will also be of 
consideration in review of any required stormwater management facilities for the project. 

 The State of Maryland classifies “Vehicle Service and Maintenance Facilities” as 
“Stormwater Hotspots”. Any required stormwater management for the project would 
need to comply with “hotspot” requirements as specified in the Maryland Stormwater 
Design Manual. 

 A portion of the property is located within the Maryland Sensitive Species Project Review 
Area and may need to be reviewed by the Maryland Department of the Environment. 
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d. Floodplain 

The proposed rezoning site does not contain floodplain.  

e. Bulk Regulations 

The applicant’s Justification Statement does not specifically address bulk requirements such as 
setbacks or lot coverage aside from a generalized parking area east of the proposed building.  
The apparent intent to subdivide the parcel if zoning approval was granted, as potentially 
indicated on Exhibit C, does raise some question about the ability of the project to meet side 
yard setback requirements for the existing dwelling and its accessory structures.   

5. Compatibility with Adjacent Land Uses 

a. Land Use in the Vicinity 

As seen at left, the parcel is part of a 
block of properties zoned RV, some of 
which fall within the Rural Village of 
Reid.  There is one other existing RB 
Zoning District in the vicinity, at the 
Lehman’s Mill Historic District to the 
east.  All the surrounding lands are 
zoned Agricultural Rural A(R).   

Land use conforms to the zoning, with 
small residential lots found within the 
RV District and along Marsh Pike. 
These lots give way to larger agricultural 
parcels on all sides in the immediate 
vicinity. 

Given the prohibition on most commercial uses in rural areas of the County outside of an 
established RB Zoning District, services are limited in the vicinity.  There is an antique shop 
within the RB District at Lehman’s Mill Historic District.  An engraving shop is located just south 
of the Reidtown Road/Marsh Pike intersection.  There is one other auto body shop in the vicinity 
of the rezoning site, on Marsh Haven Lane along the Pennsylvania border, located 
approximately one mile from subject property. 

b. Historic Resources 

There are 6 existing historic sites within ½ mile or less of this proposed rezoning that 
should be considered in evaluating its compatibility.  Two are located on immediately adjacent 
properties.  Two other sites are found within the larger Lehman’s Mill National Register Historic 
District.  The others are within ¼ mile of the site, just west of the CSX railroad line.  Three 
others are located approximately ½ mile south of the site across U.S. 40 near I-70 West.  Four 
of the six sites were documented on the Maryland Historic Sites Inventory by the Maryland 
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Historical Trust (MHT) but were not listed as National Historic Register Properties.  These six 
historic sites are described in the inventory as follows: 

 Within Reid Historic Rural Village/Community  

Individual structures noted below within Reid were surveyed by MHT, but the larger community 
does not have a fully completed and adopted historic survey.   

• WA-I-220: “Reid School” (adjoining property) 

Early 20th century 1 ½ story brick rural educational facility.   

• WA-I-215: “Eshelman-Martin Farm” (adjacent property) 

19th century farm complex offering an example of a large early plantation in Washington County 
owned by members of the prominent local family.  Includes 2-story multi-sectioned brick 
farmhouse and several outbuildings. 

• WA-I-223: “Reid Elevator” (.10 miles away) 

Early 20th century frame grain storage facility, feed mill and general store built to accommodate 
the needs of the surrounding agrarian community.  The mill is still actively used.   

 Lehman's Mill National Register Historic District (WA-I-523) – .33 miles away 

The Lehman's Mill Historic District located near Marsh Run, is significant for its association with 
the county's agricultural and economic history. It is the oldest continuously operating mill in 
Washington County and is the most intact mill complex remaining in the County as well. The 
Historic District includes the mill, mill farm, miller's house, assorted domestic agricultural and 
mill-related outbuildings, and vestiges of the mill race and dam.  Individual structures that were 
surveyed by MHT survey and are among those listed on the National Register are noted below. 

• WA-I-209: “Lehman's Mill (Marsh Mills)” 

Mid-to-late 19th century 2 ½ story brick grist mill.  The mill has been in continuous operation 
since at least 1869 provides an excellent example of an early rural industrial structure.   

• WA-I-211: “Lehman's Mill House” 

Early-to-Mid-19th century 2-story roughcast limestone farmhouse associated with larger mill 
complex. 

 Other Historic Structures 

• WA-I-224: “Eshelman Farm” (.20 miles away) 

Mid-19th century farmstead including 2 ½ story brick dwelling and frame bank barn. 

c. Agricultural Land Preservation 
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The proposed rezoning site is located outside of the County’s designated Priority Preservation 
Area (PPA).  The PPA boundary terminates just east of the RV District shown previously. There 
would be no impact on County agricultural land preservation efforts as a result of this rezoning 
request.   

6. Additional Considerations 

a. Emergency Services 

The Hagerstown Regional Airport’s Fire Department (Station 35) is the nearest emergency 
services provider to this site, located approximately 3 miles west at the Airport.  

b. Comprehensive Plan Designation 

The 2002 Comprehensive Plan designated this site as falling within the Rural Village Policy 
Area in its Land Use Plan.  This Policy Area, found throughout the County, is associated with 
small communities in rural areas of the County, often settled historically, at junctions in roads or 
along railroads or waterways.  Typically, they include a small residential core with associated 
institutional and/or commercial services (i.e. – post office, church, school or retail 
establishment).  Due to constraints on infrastructural capacity, Rural Villages are intended to 
absorb limited growth and development, typically through infill or redevelopment within the 
communities existing footprint.  Permitted development should be of a similar density, scale and 
use type/mixture as that which already exists in the village. 

c. Hours of Operation, Employees 

The anticipated hours of operation for the proposed auto body repair shop are Monday through 
Friday, 8 am to 8 pm with two onsite employees.  Their preliminary site plan estimates that the 
business would receive two daily customers and the same number of deliveries by small truck 
or van each day. 

III. Recommendation 

Based on the analysis provided above and offered by the applicant in their justification 
statement, Staff believes that there is sufficient evidence that the criteria outlined in Article 5E of 
the Zoning Ordinance has been met for the application of a Rural Business floating zone to the 
subject area.    

Considerations that the Planning Commission and Board of County Commissioners may wish to 
investigate further during public meetings include the following: 

 The issues raised about road adequacy for commercial vehicle traffic on Reidtown Road, 
which may necessitate road widening from the subject site to Marsh Pike.   



 
 
Staff Report and Analysis 
RZ-23-006 – Ralph E. and Leah A. Martin 

 
9 

 Whether the applicant has considered the architectural designs for the proposed 
structure that would be compatible with the historic architectural context of the 
surrounding Rural Village. 

o Since Reid does not have a fully completed and adopted historic survey, and 
there are no currently documented historic resources on the subject property, 
there would not be an architectural review by the Historic District Commission 
during site planning.  Therefore, this is more a general question as to whether the  
proposed structure housing the auto body repair facility would be compatible in 
terms of scale, intensity or character with adjacent structures and land uses. 

 The ability of the proposed use to meet setback requirements in the event of a 
subdivision, if that is indeed the intent of the applicant. 

It is likely that the above questions can be addressed during development review of an eventual 
site plan, if the zoning was first to be approved for this parcel.  The criteria for establishing a 
new RB Zoning District do allow for considerations such as these to be investigated during the 
rezoning process, however, if the Commission or Board chooses to do so. 

 

Respectfully submitted, 

 
 
Travis Allen 
Senior Planner 
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