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REVISED AGENDA

WASHINGTON COUNTY PLANNING COMMISSION
May 3, 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 REZONING INFORMATION MEETING
1. RZ-21-001 – Calvert Energy LLC – Text amendment to Section 4.26 of the Washington County Zoning
Ordinance to allow Solar Energy Generating Systems (SEGS) within Priority Preservation Areas that have an
Industrial Mineral (IM) zoning designation; Planner: Travis Allen *
2. RZ-21-003 – Morris & Ritchey Associates – Major change request to the existing development plan for the
Black Rock PUD located on the north side of Mt. Aetna Road to increase the overall number of residential
units from 595 dwelling units to 1,148 dwelling units; Zoning: RT-PUD (Residential Transition Planned Unit
Development); Planner: Jill Baker * POSTPONED UNTIL JUNE 7, 2021
MINUTES
1. April 5, 2021 Planning Commission public rezoning information meeting and regular meeting minutes *
OLD BUSINESS
1. RZ-20-002 – Recommendation for the proposed text amendment to the Washington County Zoning
Ordinance for the inclusion of short-term residential rentals; Planner: Jill Baker
OTHER BUSINESS
1. 6741 Sharpsburg Pike – Request for a change of use in a Rural Business (RB) overlay zone from an
antique gift shop to a tire repair facility; Property located at 6741 Sharpsburg Pike; Planner: Ashley
Holloway *
2. Update of Staff Approvals – Ashley Holloway
3. Solid Waste Management and Recycling Plan – Comments on draft Chapters 4 and 5; Consensus on
Plan for distribution to the State
ADJOURNMENT
UPCOMING MEETINGS
1. Monday, June 7, 2021, 7:00 p.m. – 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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RZ-21-001

May 3, 2021
WASHINGTON COUNTY ZONING ORDINANCE
STAFF REPORT AND ANALYSIS
ARTICLE 4.26

Proposal: Application is being made to amend Article 4.26 of the Zoning Ordinance pertaining
to the regulation of Solar Energy Generating Systems (SEGS) within Priority Preservation Areas
(PPA) that have an Industrial Mineral Zoning designation.
Staff Report Summary: The purpose of this text amendment is to permit, as a special exception,
the location of a SEGS on lands that fall both, within the County’s designated PPA, and inside an
Industrial Mineral Zoning District (IM).
Analysis:
The proposed amendment seeks to resolve a regulatory anomaly that is largely specific to
the properties that are the subject of this rezoning. Martin Marietta’s Boonsboro Quarry
encompasses four parcels centered at 20301 and 20303 Benevola Church Road north of the Town
of Boonsboro. The Industrial Mineral floating zone, established in 1999 (RZ-99-012), covers all
four of these parcels, permitting the mining activities occurring at this location (at left below).
IM Floating Zone

PPA

Three out of the four properties also happen to fall within the County’s Designated Priority
Preservation Area (at right above). Only the pit in the upper right does not fall within a PPA.
PPAs identify areas of agricultural and forestry resource land that would support agricultural
production and timber harvesting for the present and future. They are required to be designated
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within a County’s Comprehensive Plan and be managed according to certain criteria in order to
access State funding for agricultural land preservation programs (in addition to meeting other State
and local regulatory requirements).
Mining lands are not automatically excluded from inclusion within a PPA. Reclaimed
mining lands, in particular, hold some potential for adaptive reuse, including for agriculture or
forestry purposes. Prince George’s County, for example, created a policy in their 2012 Priority
Preservation Area Functional Master Plan to target such lands for reclamation and reuse for
agriculture or forestry enterprises, or agriculture support services. In more heavily developed
portions of the State where land available for permanent land preservation is more limited, such as
Prince George’s County, there is some wisdom in including reclaimed lands such as these in the
PPA.
Quarry 2005
The context of available agriculture and other resource lands
for inclusion in the PPA in Washington County is, however,
notably different than Prince George’s County, as
Washington County has a smaller footprint of existing
development to work around in meeting its land preservation
goals. The IM Zone was established on these properties in
1999, as previously noted, signaling their intention to be used
for that purpose. In addition, as is also noted by the applicant
in their justification statement, the extent of mining
operations at the Beaver Creek Quarry encompassed a similar
area of disturbance as the present day prior to the County’s
establishment of its PPA (2008). The photo at left shows the
Quarry in 2005.
Therefore, the inclusion of three out of the four properties encompassing the Beaver Creek
Quarry’s IM Zoning District in the County’s PPA (originally created in 2008), may have been
unnecessary, when viewed in hindsight to achieve the County’s long term land preservation goals.
It also appears that other mining lands in Washington County were not included in the PPA besides
those associated with the Beaver Creek Quarry. So, the possibility exists that their inclusion may
have simply been an administrative error stemming from the very large number of properties that
were considered for inclusion in the County’s original PPA in 2008.
The applicant, Calvert Energy, LLC, is looking to establish a SEGS on a portion of the
property encompassed by the Beaver Creek Quarry. Article 4.26 of the Zoning Ordinance
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currently prohibits the establishment of a SEGS on a property that is located within a PPA. Its
language reads as follows:
SEGS shall be permitted as a land use as specified in Sections 3.3 and 21.42 of this Ordinance.
However, SEGS shall be prohibited as a use in defined Priority Preservation Areas, Rural Legacy
Areas and Antietam Overlay Zones.
The applicant proposes to simply add an additional clause (underlined below) to this
statement which would enable the location of a SEGS on lands that happen to fall within both a
PPA and an IM Zoning District.
SEGS shall be permitted as a land use as specified in Sections 3.3 and 21.42 of this Ordinance.
However, SEGS shall be prohibited as a use in defined Priority Preservation Areas (except if the
Priority Preservation Areas are in Mineral Overlay areas identified on the zoning map, in which
case SEGS shall be permitted), Rural Legacy Areas and Antietam Overlay Zones.
All other existing regulations which pertain to the establishment of SEGS throughout the
County would remain intact. Mining regulation would also remain unchanged. The IM and PPA
designations which overlap on this property are not known to exist elsewhere in the County, so the
effect of this amendment would largely be specific to these properties and not lead to the
proliferation of SEGS in places that the County finds incompatible with existing adjacent land
uses.
Further, while the specific location of SEGS throughout the rural lands of Washington
County is the subject of ongoing debate, many local residents may be less likely to object to their
placement on brownfield sites where significant disturbance has occurred previously and there are
limited options for their beneficial reuse after mining has ceased. This site therefore represents a
viable location at which a SEGS could be placed to provide clean, renewable energy to Quarry
operations and potentially also to other local residents. It would also aid in meeting Maryland’s
Renewable Portfolio Standard which mandates at least 14.5% of electricity sold in Maryland in
2028 and later must be from solar resources.
Staff Recommendation:
Staff recommends approval of this narrowly tailored text amendment. Aside from the
information cited above in support of its approval, the limited acreage affected by this amendment
would not impair the County’s land preservation efforts to any significant degree with the removal
of the Quarry lands from consideration for permanent preservation. Finally, to date, there has been
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no statements of opposition received by our Department objecting to the proposed amendment to
the Zoning Ordinance.
Respectfully submitted,
Travis Allen
Comprehensive Planner

