DEPARTMENT OF PLANNING & ZONING

COMPREHENSIVE PLANNING | LAND PRESERVATION | FOREST CONSERVATION | GIS

AGENDA

WASHINGTON COUNTY PLANNING COMMISSION
January 4, 2021, 7:00 PM
VIRTUAL MEETING ONLY

**Access to County buildings is currently restricted due to the Governor’s State of Emergency declaration due to the
COVID-19 pandemic. Therefore, the general public may not attend the physical meeting but will have access to the
meeting through the County’s Facebook live stream or the Washington County Commissioners’ YouTube channel.**
CALL TO ORDER AND ROLL CALL
PUBLIC INFORMATION MEETING
1. RZ-20-003 – Brandon Green – Proposed rezoning of property located at 19223 Manor Church Road;
Current Zoning: EC (Environmental Conservation); Proposed Zoning: RB (Rural Business); Planner: Jill
Baker *
MINUTES
1. December 7, 2020 Planning Commission regular meeting minutes *
NEW BUSINESS
SITE PLANS
1. Sheetz – Sharpsburg Pike [SP-20-024] Proposed Sheetz convenience store along the east side of
Sharpsburg Pike, just south of the existing McDonald’s; Zoning: HI (Highway Interchange); Planner: Lisa
Kelly *
FOREST CONSERVATION
1. TENTATIVE Foxberry Farms [PP-20-002] Request for a variance to remove specimen trees from
property located along the west side of Little Antietam Road; Zoning: A(R) – Agricultural Rural; Planner:
Travis Allen
OTHER BUSINESS
1. Digging & Rigging [SP-18-030] Extension Request for the Digging & Rigging storage building site plan for
property located at 11424 Stotler Road; Planner: Ashley Holloway *
2. Update of Staff Approvals – Ashley Holloway
ELECTION OF OFFICERS
CLOSED SESSION
To discuss potential candidates to be recommended to the Board of County Commissioners for appointment to the
Planning Commission to fill two upcoming vacancies.
100 West Washington Street, Suite 2600 | Hagerstown, MD 21740 | P: 240.313.2430 | F: 240.313.2431 | TDD: 7-1-1
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ADJOURNMENT
UPCOMING MEETINGS
1. Monday, February 1, 2021 – Washington County Planning Commission regular meeting

*a t t a c h m e n t s
The Planning Commission reserves the right to vary the order in which the cases are called. Individuals requiring special accommodations are
requested to contact the Washington County Planning Department at 240-313-2430 to make arrangements no later than 10 working days prior to the
meeting. Notice is given that the Planning Commission agenda may be amended at any time up to and including the Planning Commission meeting.
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December 21, 2020

Case #: RZ-20-003

Application for Map Amendment
Staff Report and Analysis
Property Owner(s) :
Applicant(s)
:
Location
:
Election District
:
Comprehensive Plan
Designation
:
Zoning Map
:
Parcel(s)
:
Acreage
:
Existing Zoning
:
Requested Zoning:
Date of Meeting

:

Brandon Green
Same as property owner
19223 Manor Church Road
#19 - Keedysville
Environmental Conservation
68
P. 174
65.37 acres
Environmental Conservation
Environmental Conservation with Rural Business (RB)
overlay
January 4, 2021

Application has been made by Mr. Brandon Green requesting a zoning map amendment
to apply a Rural Business floating zone district to land located at 19223 Manor Church Road near
Boonsboro. The parcel contains 65.37 acres of land and is currently improved with an historic
single-family home that has been renovated to operate as a Bed and Breakfast, a tenant house,
and several small outbuildings associated with the original farm. The parcel is located in the Rural
Area of the County as designated by the Comprehensive Plan and is currently zoned
Environmental Conservation
The Rural Business zoning district has been established as a “floating zone” within the
County Zoning Ordinance. This designation provides more flexibility than that of a traditional
Euclidean zoning. As such, applicants seeking to apply the Rural Business Floating Zone are not
required to comply with the change or mistake rule.
For a property to be eligible to receive the RB floating zone designation, there are four
basic criteria that first need to be met:
1. The proposed RB District is not within any designated growth area identified in the
Washington County Comprehensive Plan;
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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;
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.
Evaluation of the application’s consistency with these criteria is included in the Staff
Analysis.
Staff Analysis:
Although the change or mistake rule is not applicable, the Planning Commission and the
Board of County Commissioners are required. in their deliberations. to establish express findings
that at a minimum consider the purpose of the proposed Rural Business zoning classification, the
applicable policies of the Comprehensive Plan and the Zoning Ordinance, and the compatibility
of the proposed RB district with neighboring properties.
In accordance with Section 5E.6 of the Washington County Zoning Ordinance, the procedure
for creation of a new RB zoning district includes the Planning Commission making a
recommendation to the Board of County Commissioners on six points of interest. These points
are outlined and analyzed below.
1. The proposed district will accomplish the purpose of the RB District.
The purpose of the Rural Business floating zone is “…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 recreational and tourism opportunities,
and to establish locations for businesses and facilities not otherwise permitted in the rural areas
of the County.…”.
According to the applicant’s justification statement, the purpose of requesting an RB floating
zone on this property is to expand the existing bed and breakfast and event center uses.
Currently, there is an existing 19th century historic farmhouse on this site that houses a five room
Bed and Breakfast. There also currently exists a single family tenant home, a large bank barn,
springhouse and several smaller outbuildings. The owner is now seeking to expand the number
of guest rooms on the site by creating 8 estate rooms in the existing tenant house and building 7
“cottage” structures on the site to increase the total number of rooms to 20. According to the
Zoning Ordinance, this number of rooms would fall under the definition of a hotel. The expansion
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of the number of guest rooms seems to meet the purpose of the RB district by providing a support
service to the tourism and recreation opportunities in the County.
2. The proposed site development meets criteria identified in Section 5E.4 of this Article
[Article 5E – Rural Business District].
a. The proposed RB District is outside of any designated growth area.
The subject parcel is in fact located outside of any designated growth area boundary as
illustrated in the adopted Plan for the County.
b. The proposed RB District has safe and usable road access…
The property has an existing access onto Manor Church Road which is owned and
maintained by the County. The applicant outlines in the justification statement a detailed
evaluation of road access for both the previous use approvals and the additional uses
requested as part of this rezoning. In summary, the applicant states that an appeal granted
by the Board of Zoning Appeals in 2007 to absolve the property owners from extensive road
upgrades should continue to be upheld even with the increased number of rooms. They have
provided supplemental information in the application packet from a licensed traffic engineer
that the added rooms requested as part of this rezoning application will not substantially
affect the existing condition.
The applicant states that they “…envision Stoney Creek Farm as a destination inn and
venue”. That once guests arrive they “…will remain at the Property for the majority of their
stay, thus negating concerns about increased traffic on Manor Church Road.” Staff
understands that this is the business model in which the property owner “envisions” the
operation of the facility, however, the natural functionality of a hotel is to provide an
overnight stay facility for tourists and visitors to further explore the vicinity. Furthermore,
the applicant also states in their application that the use fits the purpose of the RB district
because it supports the tourism and recreation opportunities in the County.
The additional information included in the application shows a traffic count study done
by a traffic engineer showing the number of peak hour trips expected from a hotel type use.
They state in the evaluation that there are 4 existing rooms in the bed and breakfast that they
exclude as existing conditions. So the information provided shows the traffic counts of a hotel
use with 16 guest rooms. They concluded that 16 additional rooms would produce 14 AM
peak hour trips and 11 PM peak hour trips. Therefore, the use falls below the threshold for
a traffic study with is 25 peak hour trips.
While these issues have been viewed independently, they have not been viewed
comprehensively. The additional 16 rooms may not exceed the threshold for a traffic study
and potential road improvements, the comprehensive use of the property including the event
center and all 20 hotel rooms would likely produce the need for additional review. While this

3

matter may have been litigated by the BZA in 2007, the property owner is now exceeding the
conditions of that approval. With the additional uses proposed on the property, Staff would
recommend that additional review should be completed with regard to traffic impacts.
The application was reviewed by the Department of Plan Review and Permitting and they
commented, “Road adequacy requirements under the Washington County Adequate Public
Facilities Ordinance will have to be fulfilled as previously identified in 2006 when the
banquet/reception use was approved for the property by the Board of Zoning Appeals
(AP2006-115)”.
c. On-site issues relating to sewage disposal, water supply, stormwater management, etc.
can be adequately addressed.
According to the preliminary site plan submitted with the application there is a platted
septic reserve area on the property as well as an existing well. According to the applicant’s
justification statement they intend to install a new septic reserve area on the property using
the best available technologies and locate it further away from existing waterways to help
improve water quality on the site. They also state that the existing water resources on the
site are adequate for the proposed use.
Stormwater management is expected to be addressed on the site along with stream
restoration to help improve water quality and quantity issues on the site.
This application was sent to the Washington County Health Department for review and
no comments have been received.
d. The location of the RB District would not be incompatible with existing uses, cultural or
historic resources or agricultural preservation efforts.
Existing on the subject parcel is historic inventory site WA-II-189, the Schlosser-Crane
Farm. According to the historic survey completed by the Maryland Historic Trust in 1975,
“This farm complex includes a two story, four bay brick dwelling, a stone spring house with a
massive exterior stone chimney and two large bank barns. Together these structures form an
important group representing Washington County's vernacular architecture.” It is believed
that one of the barns has been demolished.
In addition to the historic site on the subject property, there are several other historic
resources documented within a one-half mile of the proposed rezoning area as outlined
below. There appears to be no negative impact on the physical or contextual appearance of
these historic resources.
WA-II-188 – Schlosser-Crane Farm – built in 1785 with an addition in 1850, fieldstone farm
house that provides an example of the County’s 18th century vernacular architecture. One
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of the oldest structures in the Manor Church area. Located approximately 1000 ft from
the subject property.
WA-II-118 – Ruins of a limestone house and culvert – early 1800s former house that
provides an example of 19th century dwellings in the area. Located approximately 300 ft
from the subject property.
WA-II-246 – Ringers Cemetery – Most graves are marked with limestone tombstones
engraved with names and mid-19th century dates of the Ringer family (oldest dated 1790).
Located approximately 500 ft from the subject property.
WA-II-190 – Thomas-Rollins House - Built in 1883, and having received few alterations,
the structure is an excellent dated example of the brick vernacular architecture of
Washington County dating from the last quarter of the 19th century. Located
approximately 1000 ft from the subject property.
WA-II-272 – Monroe Church of Christ - Built in 1872 as the Monroe Chapel of the United
Bretheren in Christ it is. a three bay, one story brick building resting on fieldstone
foundations. Located approximately 800 ft. from the subject property.
WA-II-286 – mid-19th century farm complex – 2 story brick dwelling, bank barn, 2nd brick
home and several outbuildings. Located approximately 1600 ft from the subject property.
The property is located within the County’s established Rural Legacy Area and is adjacent
to the Williamson Rural Legacy easement at the southernmost tip of the parcel. It is also
immediately adjacent to an Agricultural Preservation district along its western boundary. The
property is also located within the County’s designated Priority Preservation Area; therefore,
additional land preservation easements may occur in this area.
Land preservation is a voluntary opportunity for property owners interested in preserving
the agricultural, historic, and cultural aspects of their property. The size and cultural aspects
of the existing property could qualify it for preservation potential. If the property is rezoned
and used for commercial use, it would likely no longer qualify for these voluntary programs.
3. The road providing access to the site is appropriate for the proposed RB land use.
This issue has already been discussed in other portions of this report.
4. Adequate sight distance along roads can be provided at proposed point of access to the
site.
The applicant has not provided this information as part of their application. However, the
point of access for this parcel is existing and is assumed to meet adequate sight distance
standards for the proposed use. This may be reevaluated as part of the final site plan process
due to the commercial nature of the proposed use.
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5. The proposed landscaped areas can provide adequate buffering of the proposed RB land
use from the existing land uses in the vicinity.
The existing farmhouse that includes the bed and breakfast is located approximately 400 ft
from the front property line along Manor Church Road. The proposed expansion does not appear
to have any significant change in the footprint of the existing building that would warrant
additional buffering or landscaping.
The proposed new barn and parking area for the event center is located well away from any
existing residential uses in the area and is buffered to the west by a large stand of mature forest.
The proposed new cottages appear to be located at least 200 ft from any existing residential use.
Based on the proposed location of the new cottages in areas away from existing residential uses
and near pockets of trees and forest, there doesn’t appear to be a great need for additional
buffering. Landscaping may help provide additional privacy for some of the cottages proposed
near the eastern border of the subject property but doesn’t seem to be necessary to mitigate
conflicting land uses at this time.
6. The proposed land use is not of a scale, intensity or character that would be incompatible
with adjacent land uses or structures.
In their justification statement, the applicant contends that the proposed use of this property
as a hotel and event center is compatible with the adjacent land uses and structures because it
is only a modest expansion of the existing bed and breakfast use and that it “…comports with the
surrounding cultural and historic elements of the area”. The property owners desire to maintain
the historical elements of the property including the existing historic home, bank barn and spring
house show a desire to maintain and highlight the area’s history.
Typically, the perception of a “hotel” in a rural area seems incompatible to the ideals of
“rural” living and heritage. However, in this specific case, the property owner is putting forth a
unique and unorthodox vision of a “hotel”. The proposal feels more like that of a destination
resort that became popular in the 1950s and 60s as “getaways” from urban living. However, in
this case there is no anchor attraction such as a lake or recreational area to keep visitors on the
site. Instead, the applicant is using local history and culture to attract visitors who want the
unique experience of staying in more remote and rural area. This unique proposal of spreading
different types of guest arrangements over a large property as opposed to building a multi-story
modern complex seems to better fit into the rural character of the area. It is important to be
cautious of the number of units being proposed on rural properties so as to maintain a low
residential density. The number of units is also important to consider when evaluating the
neighboring properties and the impacts of short term stay units in a community.

6

Recommendation:
Based on the information provided by the applicant in the initial application and analysis
by Staff, we believe that most of the evidence that has been provided shows a case that would
support the application of a Rural Business floating zone to the subject area. However, Staff is
concerned that there is a lack of evidence provided to show that the road adequacy and impacts
of an expanded use on Manor Church Road are not a risk to public safety. It would be the
recommendation of Staff to carefully review this information and implement sufficient
conditions, as deemed appropriate, to the zoning approval that would ensure safe usage of the
road.
Respectfully submitted,
Jill Baker
Director
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Site Plan for Sheetz – Sharpsburg Pike

Presented for review and approval is a site plan for Sheetz Convenience Store.
The subject site is located along the east side of the Sharpsburg Pike, just south of
the existing McDonald’s. Zoning is HI – Highway Interchange.
The developer is proposing to construct a 6,000 square foot store on a 2.14 acre
parcel. Building Height will be 20 feet. The store will have six gas islands in front
of the building. There will be a separate lane in the rear of the site for drive thru
ordering with two pickup windows on the northside of the building.
There will be a right in turn lane into the site, along with access from H.K. Douglas
Drive. Drivers can also enter and exit from the access road that serves
McDonald’s.
Hours of operation will be 7 days a week, 24 hours per day.
There will be 5 to 6 people working per shift.
Deliveries will be by tractor trailer and box truck daily.
Water and sewer will be public service.
Solid waste will be taken care of by an enclosed dumpster.
Lighting will be pole mounted and building mounted.
Signage will be building mounted and a pole mounted sign will be adjacent to the
right in access lane.
Forestation requirements have already been met by a 2018 approved easement
plat that retains 3.86 acres of existing forest near Exline Road.
Landscaping is to be added throughout the parking lot, in front of the site
adjacent to Sharpsburg Pike, around the dumpster, and adjacent to the parking
spaces.

November 30, 2020

Washington County Division of Plan Review and Permitting
80 W. Baltimore St.
Hagerstown, MD 21740-6003

Re:

Extension Request – Digging and Rigging-New Storage Building
TRIAD Job No. 03-06-0139
WCDPRP Job No. SP-18-030

To whom it may concern:
Extension to be put on next available planning commission meeting agenda.
We had requirements from Health Department for Sewer Service to be provided to site for plan
to proceed. This process has included multiple adjacent owner and additional required
permits. Property owner is currently drafting action plans for Health department to satisfy
sewer requirements to allow plan to proceed.
Final plan approval is contingent upon resolution of Health Department approvals. All other
required agency approvals have been obtained.
We hereby request a 90 day extension for processing of the above referenced WCDPRP Job
No. SP-18-030, Digging and Rigging-New Storage Building.

Respectfully Submitted,

Cindy J Thurber
Administrative Assistant
COPY TO:

FILE

