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AGENDA 

WASHINGTON COUNTY PLANNING COMMISSION 
REGULAR MEETING  
April 1, 2019, 7:00 PM 

 WASHINGTON COUNTY ADMINISTRATIVE COMPLEX 
100 WEST WASHINGTON STREET 

2ND FLOOR, PUBLIC MEETING ROOM #2000 
 

CALL TO ORDER AND ROLL CALL 
 
PUBLIC REZONING MEETING 

1. RZ-19-001 Alcohol Manufacturing Facilities Text Amendment – Proposed amendment to Articles 3.3, 11.3, 12.1, 14.1 
and 28A of the Washington County Zoning Ordinance 

2. RZ-19-002 Text Amendment for Mineral Extraction – Proposed amendment to Articles 3, 4.14, 11, 12, 13, 14, 21A, 
21B, and 21C of the Washington County Zoning Ordinance 

 
NEW BUSINESS 
 
MINUTES 

1. March 4, 2019 Planning Commission regular meeting minutes  * 
 
SUBDIVISIONS 

1. Cascade Community Center, Lot 1 [S-19-006] – Preliminary/final plat for Lot 1 of the Cascade Community Center 
located at 14421 Lake Royer Drive; Zoning:  SED (Special Economic Development); Planner:  Cody Shaw  * 

 
SITE PLANS 

1. Taco Bell [SP-18-024] Site plan for a proposed Taco Bell to be located at 10319 Sharpsburg Pike; Zoning:  HI 
(Highway Interchange); Planner:  Lisa Kelly  * 

2. Mennonite School [SP-19-006]  Site plan for a proposed private school to be located at 17003 Sakech Lane; Zoning:  
A(R) – Agricultural Rural; Planner:  Lisa Kelly  * 

 
FOREST CONSERVATION 

1. Sam & Cassandra Billotti [FP-19-006; S-18-038]  Proposed three lot family subdivision on property located at 14515 
Round House Farm Lane with offsite forest conservation plan and forest conservation easement plat; Planner:  Travis 

 Allen  * 
 
OTHER BUSINESS 

1. Rosewood Commons Shared Parking Request – Planner:  Cody Shaw  * 
2. Update of Staff Approvals – Ashley Holloway 

 
ADJOURNMENT 
 
 
 
 
 



 

UPCOMING MEETINGS 
1. Monday, May 6, 2019, 7:00 p.m., Washington County Planning Commission public rezoning meeting and regular 

meeting, Washington County Administrative Complex, 100 W. Washington Street, 2nd Floor, Public Meeting Room 
#2000, Hagerstown, Maryland 

 
 
 
 
*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 ten (10) 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-19-001          April 1, 2019 
 

WASHINGTON COUNTY ZONING ORDINANCE 
STAFF REPORT AND ANALYSIS 

 
ARTICLES 3, 11, 12, 14, 28A 

 
 
Proposal:  Application is being made to amend several sections of the Zoning Ordinance to 
address uses associated with alcohol manufacturing facilities.  
 
Staff Report:  Alcohol manufacturing facilities are not a new land use to Washington County.  
However, the location and marketing of such uses continues to evolve.  Historically, these types 
of uses were characterized as being similar to any other beverage manufacturing and/or bottling 
facility.  But more recently the alcohol manufacturing industry has begun to evolve from just a 
manufacturing use into an interactive customer experience through educational demonstrations, 
facility tours, and sampling areas to promote their products.  This evolution has created new 
opportunities for smaller businesses to create niche economies that provide unique experiences 
for consumers. 
 

In 2012, the County took action to amend the Zoning Ordinance to include wineries and 
breweries as uses in various districts throughout the County.  Since that time, legislation has 
been passed to provide opportunities for distillery manufacturing licenses.  The purpose of these 
amendments is to update the ordinance to provide opportunities for distilleries in the same 
manner as other existing alcohol manufacturing facilities such as wineries and breweries. 
 
Analysis:  Currently, the County Zoning Ordinance provides direction on farm breweries and 
wineries as well as limited commercial breweries and wineries.  This amendment seeks to build 
upon these uses and address new regulations approved by the State related to the licensing of 
these and other alcohol manufacturing facilities. 
 

Several new manufacturing license types have been approved by the State over the last 
few legislative sessions.  First, two new types of breweries, pub-breweries and micro-breweries 
have been included as types of manufacturing facilities.  Both are considered limited commercial 
manufacturing and are primarily associated with complementing retail uses such as restaurants 
and retail liquor stores.  To accommodate these uses in our Zoning Ordinance, the following 
amendments are proposed: 

 
• Adding new definitions for limited commercial brewery (aka micro-brewery) and 

pub brewery; 



 

• Inclusion of limited commercial brewery (aka micro-brewery) and pub breweries 
as a special exception use in the Business, Local (BL); 

• Inclusion of limited commercial brewery (aka micro-breweries) and pub brewery 
as permitted uses in the Business, General (BG) (and thereby also permitted in 
the Planned Business (PB) and Highway Interchange (HI) zoning districts) and 
Rural Business (RB) districts; and 

• Deletion of commercial brewery as a special exception use in the AR, EC, P, and 
RV districts and replacing it with inclusion of limited commercial brewery (aka 
micro-breweries) as special exception uses in the rural area districts of 
Agriculture Rural (AR), Environmental Conservation (EC), Preservation (P), and 
Rural Village (RV); 

• Deletion of commercial breweries as a permitted use in the RB district and 
replacing it with limited commercial breweries as a permitted use in the RB 
district; 

 
The State has also added a new manufacturing license for distillery operations.  Distillery 

licenses strictly limit the amount and distribution of the manufactured product.  To accommodate 
these uses in our Zoning Ordinance, the following amendments are proposed: 

 
• Adding a new definition for a limited commercial distillery; 
• Adding a new definition of commercial distillery to better clarify the difference 

between uses; 
• Adding a new definition for farm distillery; 
• Inclusion of limited commercial distilleries as a special exception use in the BL 

District; 
• Inclusion of limited commercial distilleries as a permitted use in the BG (and 

thereby also permitted in the PB and HI zoning districts) and RB districts; 
• Inclusion of limited commercial distilleries as special exception uses in the rural 

area districts of AR, EC, P, and RV; and 
• Inclusion of Farm Distillery as a permitted use in the rural area districts of AR, 

EC, P, and RV. 
 

With regard to manufacturing licenses for winery operations, one new type of license has 
been approved by the State since the County amended its ordinance in 2012.  Limited 
Commercial Wineries have been included into manufacturing license regulations and proposed 
to be amended into the Zoning Ordinance as follows: 

 
• Adding a new definition for a limited commercial distillery; 
• Adding a new definition of commercial distillery to better clarify the difference 

between uses; 
• Deleting Commercial Wineries as a special exception use in the AR, EC, P, and 

RV districts and replacing it with limited commercial wineries as a special 
exception use in the AR, EC, P, and RV districts; 

• Deleting Commercial Wineries as a permitted us in the RB district and replacing 
it with limited commercial wineries as a permitted use in the RB district; 



 

• Inclusion of limited commercial wineries as a special exception use in the BL 
District;  

• Inclusion of limited commercial wineries as a permitted use in the BG (and 
thereby also permitted in the PB and HI zoning districts); 

 
Staff Recommendation:  Based upon feedback and comments from other government agencies, 
developers, property owners, and the general public, Staff recommends approval of these 
amendments in order to provide consistent implementation of our land use policies and 
regulations. 

 
 

Respectfully submitted, 
 
 
        Jill L. Baker 
        Deputy Director 
 

 

 



RZ-19-001 
 PROPOSED TEXT AMENDMENTS FOR PUBLIC HEARING 

BREWERIES, DISTILLERIES, AND WINERIES 
 

(1) ARTICLE 3 – DISTRICTS ESTABLISHED; ZONING MAPS, DISTRICT BOUNDARIES; 
LAND USE REGULATIONS (RURAL AREA USES) is amended as follows: 
 

Section 3.3 (1) Table of Land Use Regulations 
 

A(R)-Agriculture (Rural) 
EC-Environmental Conservation 
P-Preservation 
RV-Rural Village RB-Rural Business IM-Industrial Mineral 

Table No. 3.3(1) 
TABLE OF LAND USE REGULATIONS  

(RURAL AREA USES) 
 

LAND USES A(R) EC P RV RB IM 
K.   Manufacturing       
       
Brewery, Farm with a valid Class 8 manufacturing license P P P P P N 
Brewery, Limited Commercial (micro-brewery) with a valid Class 7 
manufacturing license 
 

SE SE SE SE P N 

Brewery, Pub with a valid Class 6 manufacturing license provided 
the pub is located within, or immediately adjacent to, the restaurant 
where the brewed beverage is to be sold to the public. 

N N N N P N 

Distillery, Farm with a valid Class 1 or Class 9 manufacturing 
license 

P P P P P N 

Distillery, Limited Commercial with a valid Class 1 or Class 9 
manufacturing license 

SE SE SE SE P N 

Wineries, Farm with a valid Class 4 manufacturing license P P P P P N 
       
Wineries, Limited Commercial with a Class 4 manufacturing 
license 

SE SE SE SE P N 

 
P-Permitted 
SE-Special Exception 
A-Accessory 
N-Not Permitted 

 
(2) ARTICLE 11 “BL” BUSINESS, LOCAL DISTRICT is amended as follows: 
 
Section 11.3 Special Exception Uses (Requiring Board Authorization After Public Hearing) 
 

(d) Brewery, Limited Commercial with a valid Class 7 manufacturing license  
  
(e) Brewery, Pub with a valid Class 6 manufacturing license provided the pub is located within, 
or immediately adjacent to, the restaurant where the brewed beverage is to be sold to the 
public. 
 
(f) Distillery, Limited Commercial with a valid Class 9 manufacturing license 
 
(g) Winery, Limited Commercial with a valid Class 4 manufacturing license 
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(3) ARTICLE 12 “BG” BUSINESS, GENERAL DISTRICT is amended as follows: 
 
Section 12.1 Principal Permitted Uses 
 

(a) Retail trades, businesses and services, including but not limited to the following and 
any use permitted in the BL District, subject to the use regulations specified in that 
district. 
 
Brewery, Limited Commercial with a valid Class 7 manufacturing license 
 
Brewery, Pub with a valid Class 6 manufacturing license provided the public is located 
within, or immediately adjacent to, the restaurant where the brewed beverage is to be 
sold to the public. 
 
Distillery, Limited Commercial with a valid Class 9 manufacturing license 
 
Winery, Limited Commercial with a valid Class 4 manufacturing license 
 

 
(4) ARTICLE 14 “IG” INDUSTRIAL, GENERAL DISTRICT is amended as follows: 

 
Section 14.1 Principal Permitted Uses 
 

(a) Uses of a general industrial nature, but not limited to the following: 
 
Manufacture and bottling of alcoholic beverage including commercial breweries, 
distilleries, and wineries. 

 
(5) ARTICLE 28A DEFINITIONS is amended as follows: 
 

Brewery: 
 
An establishment with facilities for manufacturing, storage, and bottling of malt beverages for sale 
on-site or through wholesale or retail outlets.  Breweries shall be further differentiated and defined 
as follows:  

A. Commercial Brewery: An establishment authorized by the State of Maryland 
through a valid Class 5 manufacturing license.  Such establishments may conduct 
tours of the licensed premises and have tasting areas not to exceed 25 percent of 
the area of the structures located on-site and being used for manufacturing and 
bottling. 

 
B. Farm Brewery:  An establishment authorized by the State of Maryland through a 

valid Class 8 manufacturing license.  Such establishments shall be located on a 
farm that yields an agricultural product used in the manufacturing process,  and 
which may have facilities for brewing, processing, bottling, packaging, and storage 
of beer and malt beverages on the premises where the owner or lessee 
manufactures beer.  If the Farm Brewery produces beer on site, at a minimum, 
Farm Breweries must produce at least 2 acres of the agricultural products used in 
processing the beer on-site at the Farm Brewery.  Accessory uses at the Farm 
Brewery may include tasting rooms at which beer tasting occurs, accessory food 
sales related to the beer tasting, sales of novelty and gift items related to the beer 
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and processing facility, sales of beers produced on-site, occasional promotional 
events, and guided tours.  The area for beer tasting, accessory food sales related 
to the beer tasting, and sales of novelty and gift items related to the beer and 
processing facility shall not exceed 25 percent of the area of the structures located 
at the farm and being used for the Farm Brewery.   A Farm Brewery and its 
accessory uses shall be considered a bona fide and normal agricultural activity 
and an agricultural land management activity. A Zoning Permit and Site Plan 
approval is not required for a Farm Brewery that includes a tasting room, accessory 
food sales related to the beer tasting, sales of novelty and gift items related to the 
beer.  Notwithstanding the foregoing, a Farm Brewery with a tasting room shall be 
required to file with the County Division of Plan Review and Permitting, evidence 
that the vehicular access to the Farm Brewery used by patrons satisfies the County 
sight distance requirements set forth in the County's "Policy for Determining 
Adequacy of Existing Highways" if such vehicular access is onto a County public 
road. 
 

C. Limited Commercial Brewery (aka Micro-brewery) - An establishment authorized 
by the State of Maryland through a valid Class 7 manufacturing license. Such 
establishments may conduct tours of the licensed premises and have tasting 
areas. Other accessory uses may include accessory food sales related to the 
tasting and the sale of beers produced on site. The area for tasting, accessory food 
sales related to the tasting, and sales of beer produced on-site shall not exceed 
25 percent of the area of the structures located on-site and being used for 
manufacturing and bottling. 
 

D. Pub Brewery – An establishment authorized by the State of Maryland through a 
valid Class 6 manufacturing license.  Such establishments are permitted with the 
express intent to service restaurants or other dining establishments.  Therefore, 
the pub brewery must be located within, or immediately adjacent to the restaurant 
or other dining establishment where the brewed beverage is to be sold to the 
public. 

 
 Distillery: 
 
  An establishment with facilities for distilling, rectifying, storage, and bottling of 
 brandy, rum, whiskey, alcohol, and neutral spirits for sale on-site or through wholesale or 
 retail outlets.  Distilleries shall be further differentiated and defined as follows:  
  

A. Commercial Distillery:  An establishment authorized by the State of Maryland 
through a valid Class 1 or Class 2 Manufacturers License.  Such establishments 
may conduct tours of the licensed premises and have tasting areas not to exceed 
25 percent of the area of the structures located on-site and being used for 
manufacturing and bottling. 
 

B. Farm Distillery: An establishment authorized by the State of Maryland through a 
valid Class 1 or Class 9 manufacturing license.  Such establishments shall be 
located on a farm that yields an agricultural product used in the manufacturing 
process.  These establishments may have facilities for distilling, rectifying, 
processing, bottling, packaging, and storage of brandy, rum, whiskey alcohol, and 
neutral spirits on the premises where the owner or lessee manufactures said 
products.  If the Farm Distillery produces brandy, rum, whiskey, alcohol, or neutral 
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spirits on the premises, the Farm Distillery must produce at least 2 acres of the 
agricultural products used in processing of said products on-site at the Farm 
Distillery.   Accessory uses at the Farm Distillery may include tasting rooms at 
which brandy, rum, whiskey, alcohol, and neutral spirit tasting occurs, accessory 
food sales related to the product tasting, sales of novelty and gift items related to 
the products and the distillery, sales of brandy, rum, whiskey, alcohol, and neutral 
spirits produced on-site, occasional promotional events related to the products and 
the distillery, and guided tours.  The area for product tasting, accessory food sales 
related to the product tasting, and sales of novelty and gift items related to the 
products and the distillery shall not exceed 25 percent of the area of the structures 
located at the farm and being used for the Farm Distillery. A Farm Distillery and its 
accessory uses shall be considered a bona fide and normal agricultural activity 
and an agricultural land management activity. A Zoning Permit and Site Plan 
approval is not required for a Farm Distillery that includes a tasting room, 
accessory food sales related to the product tasting, sales of novelty and gift items 
related to the products and the distillery, sales of brandy, rum, whiskey, alcohol, 
and neutral spirits produced on-site. Notwithstanding the foregoing, a Farm 
Distillery with a tasting room shall be required to file with the County Division of 
Plan Review and Permitting evidence that the vehicular access to the Farm 
Distillery used by patrons satisfies the County sight distance requirements set forth 
in the County's "Policy for Determining Adequacy of Existing Highways" if such 
vehicular access is onto a County public road. 
 

C. Limited Commercial Distillery:  An establishment authorized by the State of 
Maryland through a valid Class 1 or Class 9 manufacturing license. Such 
establishments may conduct tours of the licensed premises and have tasting 
areas. Other accessory uses may include accessory food sales related to the 
tasting and the sale of spirits produced on site. The area for tasting, accessory 
food sales related to the tasting, and sales of spirits produced on-site shall not 
exceed 25 percent of the area of the structures located on-site and being used for 
manufacturing and bottling. 

  
Winery: 

 
An establishment with facilities for manufacturing, storage, and bottling wine for sale on- site or 
through wholesale or retail outlets.  Wineries shall be further differentiated and defined as follows:  

A. Commercial Winery – An establishment authorized by the State of Maryland 
through a valid Class 3 manufacturing license.  Such establishments may conduct 
tours of the licensed premises and have tasting areas not to exceed 25 percent of 
the structures located on-site and being used for manufacturing and bottling. 

 
B. Farm Winery - An establishment authorized by the State of Maryland through a 

valid Class 4 manufacturing license.  Such establishments shall be located on a 
farm that yields an agricultural product used in the manufacturing process, and 
which may have facilities for fermenting, processing, bottling, packaging, and 
storage of wine, sparkling wine and/or juice on the premises where the owner or 
lessee manufactures wine and/or sparkling wine.  If the Farm Winery produces 
wine, sparkling wine and/or juice on the premises, the Farm Winery must produce 
at least 2 acres of the agricultural products used in processing the wine, sparkling 
wine and/or juice on-site at the Farm Winery.   Accessory uses at the Farm Winery 
may include tasting rooms at which wine tasting occurs, accessory food sales 

Formatted: Indent: Left:  1",  No bullets or numbering

Formatted: List Paragraph, Indent: Left:  0.75", Numbered
+ Level: 1 + Numbering Style: A, B, C, … + Start at: 1 +
Alignment: Left + Aligned at:  0.5" + Indent at:  0.75"

Deleted: , Commercial

Deleted:  in accordance with a valid Class 3 manufacturing 
license from the State of Maryland.  A commercial winery is 
a winery that does not meet the definition of a Farm Winery. 
Accessory uses may include wine tasting rooms at which 
wine tasting occurs, accessory food sales related to wine 
tasting, and the sale of wine produced on site. The area for 
wine tasting, accessory food sales related to the wine 
tasting, and sales wine produced on-site shall not exceed 
25 percent of the area of the structures located at the and 
being used for manufacturing and bottling.¶

Deleted: Winery, 

Formatted: Font: (Default) Arial

Formatted: List Paragraph, Indent: Left:  0.75", Numbered
+ Level: 1 + Numbering Style: A, B, C, … + Start at: 1 +
Alignment: Left + Aligned at:  0.25" + Indent at:  0.5"

Deleted:  in accordance with a valid Class 4 
manufacturing license from the State of Maryland.



related to the wine tasting, sales of novelty and gift items related to the wine and 
the vineyard, sales of wines produced on-site, occasional promotional events 
related to the wine and the vineyard, and guided tours.  The area for wine tasting, 
accessory food sales related to the wine tasting, and sales of novelty and gift items 
related to the wine and the vineyard shall not exceed 25 percent of the area of the 
structures located at the farm and being used for the Farm Winery. A Farm Winery 
and its accessory uses shall be considered a bona fide and normal agricultural 
activity and an agricultural land management activity. A Zoning Permit and Site 
Plan approval is not required for a Farm Winery that includes a tasting room, 
accessory food sales related to the wine tasting, sales of novelty and gift items 
related to the wine and the vineyard, sales of wines produced on-site. 
Notwithstanding the foregoing, a Farm Winery with a tasting room shall be required 
to file with the County Division of Plan Review and Permitting evidence that the 
vehicular access to the Farm Winery used by patrons satisfies the County sight 
distance requirements set forth in the County's "Policy for Determining Adequacy 
of Existing Highways" if such vehicular access is onto a County public road. 
 

C.  Limited Commercial Winery – An establishment authorized by the State of 
Maryland through a valid Class 4 manufacturing license. Such establishments may 
conduct tours of the licensed premises and have tasting areas. Other accessory 
uses may include accessory food sales related to the tasting and the sale of spirits 
produced on site. The area for tasting, accessory food sales related to the tasting, 
and sales of spirits produced on-site shall not exceed 25 percent of the area of the 
structures located on-site and being used for manufacturing and bottling. 



 
 
 
 
 
 
 

DEPARTMENT OF PLANNING & ZONING 
COMPREHENSIVE PLANNING | LAND PRESERVATION | FOREST CONSERVATION | GIS 

 
 

WWW.WASHCO-MD.NET 
 

100 West Washington Street , Suite 2600 | Hagerstown, MD 21740 | P: 240.313.2430 | F: 240.313.2431 | TDD: 7-1-1 

 

RZ-19-002         March 5, 2019 
 

WASHINGTON COUNTY ZONING ORDINANCE 

STAFF REPORT AND ANALYSIS 
ARTICLES 3, 4.14, 11, 12, 13, 14, 21A, 21B, 21C  

Proposal:  Application is being made to amend text in several sections of the Zoning Ordinance 
pertaining to the regulation of mineral extraction activities.   

Staff Report Summary:  It is every jurisdictions goal to provide a clearly defined ordinance that limits 
inconsistencies and interpretation.  The purpose of this text amendment is to add language to various 
sections of the Zoning Ordinance that regulate the treatment of mineral resource extraction as a land 
use throughout the County.  This language already exists in some sections of the Ordinance, but was 
unintentionally omitted from other corresponding Articles in prior text amendments. 

Analysis:   

The proposed amendment seeks to resolve an oversight in the regulation of mineral extractive 
operations throughout the County, particularly in the rural areas.  Prior to the Rural Area Rezoning in 
2005, mineral extractive operations were categorized in terms of their size and intensity.  The 
classifications were defined as low, moderate, and high volume operations.   

Low Volume Operations are defined as those “in which the land area disturbed by mineral extraction is 
one acre or less and no temporary or permanent structures are involved.”     

Moderate Volume Operations are those “in which the land area devoted to mineral extraction and 
mineral processing is five acres or less and greater than one acre.”  

High Volume Operations are those “in which the land area devoted to mineral extractive operations is 
greater than five acres.” 

When the Rural Area rezoning was adopted, the definitions of each classification remained in 
Article 28A.  The zoning districts in which they were permitted also remained in descriptive form in 
Section 4.14.  The uses were not, however, explicitly included in either the Table of Land Use 
Regulations (Article 3.3), or in the corresponding individual zoning districts where they allowed.  Mineral 
extraction was specifically mentioned in the body of the Zoning Ordinance only as a permitted use the 
Industrial Mineral (IM) floating zone, and as a special exception in the Industrial General (IG) district 
after 2005.  

Recent changes in Maryland Department of the Environment definition and licensing of smaller 
extractive operations has prompted the County to review its current handling of these uses in the 
Zoning Ordinance.  Article 15-807 of the Annotated Code of Maryland exempts surface mining  
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operations from needing a license if the affected land area is one acre or less.  By the inclusion of these 
uses in the Table of Land Use Regulations for the Rural Area and their insertion as principal permitted 
uses into the individual commercial or industrial zoning districts where they are already allowed by 
Article 4.14, clarity can be provided for County permitting and State regulation of this type of land use.     

Low volume mineral extraction is already allowed in all districts except RT, RS, RU, RM and RV 
under Section 4.14.  Under the proposed amendment, low volume mineral extraction would be added to 
the A(R), EC, P, RB and IM districts in the Table of Land Uses for the Rural Area.  Low volume mineral 
extraction would also be added as a principal permitted use in the BL, BG, IR, IG, ORT, ORI and ERT 
zoning districts.  A grading plan shall be submitted to the County for approval containing the information 
required in Section 15.3A-H, showing the existing and proposed surface contours and provide for the 
property’s revegetation. 

Moderate volume operations are currently allowed under Article 4.14 as special exception uses 
in the A(R), EC, P and IG districts.  The amendment would notate moderate volume mineral extraction a 
special exception in Table of Land Uses for these four districts.  The text of the IG zoning district already 
permits moderate volume mineral extraction as a special exception.  A grading plan meeting the same 
requirements as those outlined above for low volume operations shall be submitted to the County for 
approval.  Moderate volume operations are also subject to the requirements of Sections 15.4, 15.5 and 
25.6.        

High volume operations will continue to be permitted only with the application of an IM overlay 
district whose standards are outlined in Article 15.  New IM districts cannot be established within the 
adopted urban growth area, town growth areas or rural villages according to existing language in Article 
15.    

All volume classifications would be subject the performance standards in Section 4.12.   

Staff Recommendation:   

Based upon feedback from the general public and past regulatory history of this type of land use 
in the County, Staff recommends approval of these amendments.  These changes will provide more 
consistent implementation of our land use policies and regulations pertaining to mineral extraction 
throughout the County, particularly in the Rural Area.  From a constituent’s perspective, owners of small 
mineral extraction operations will have less concern that they will be subject to State mining regulation 
in the course of pursuing this permitted land use.  These owners will also be reassured that the 
application of an IM overlay zone; one which is intended only for high volume operations, is not a 
prerequisite to engage in low to moderate volume mineral extraction on their property. 

Respectfully submitted, 

 

Travis Allen 
Comprehensive Planner 



RZ-19-002 
 PROPOSED TEXT AMENDMENTS FOR PUBLIC HEARING 

CLEAN-UP AMENDMENTS 
 

(1) ARTICLE 3 – DISTRICTS ESTABLISHED; ZONING MAPS, DISTRICT BOUNDARIES; 
LAND USE REGULATIONS (RURAL AREA USES) is amended as follows: 
 

Section 3.3 (1) Table of Land Use Regulations 
 

A(R)-Agriculture (Rural) 
EC-Environmental Conservation 
P-Preservation 
RV-Rural Village RB-Rural Business IM-Industrial Mineral 

Table No. 3.3(1) 
TABLE OF LAND USE REGULATIONS  

(RURAL AREA USES) 
 

LAND USES A(R) EC P RV RB IM 
L. Mining 

      

       

Mineral extractive operations, Low volume; subject to the 
performance standards in Section 4.12.  A grading plan 
containing the information required in section 15.3(a)-(h) 
showing the existing and proposed surface contours and 
providing for the revegetation of the property shall be submitted 
to the County for approval. 

P P P N P N 

Mineral extractive operations, Moderate volume; subject to the 
performance standards in Section 4.12 and the requirements of 
Sections 15.4, 15.5 and 25.6.  A grading plan containing the 
information required in section 15.3(a)-(h) showing the existing 
and proposed surface contours and providing for the 
revegetation of the property shall be submitted to the County 
for approval. 

SE SE SE N P N 

Mineral extractive operations, High volume; subject to the 
performance standards in Section 4.12 and regulations in 
Article 15. 

N N N N N P 

        
P-Permitted 
SE-Special Exception 
A-Accessory 
N-Not Permitted 

 
 
(2) ARTICLE 4 – GENERAL PROVISIONS is amended as follows: 
 
Section 4.14 Mineral Extraction 
 
 Low volume mineral extraction, as defined in Article 28A, shall be permitted in all 
districts except the RT, RS, RU, RM and RV districts.    The use is subject to the performance 
standards in Section 4.12.  A grading plan containing the information required in section 15.3(a)-
(h) showing the existing and proposed surface contours and providing for the revegetation of the 
property shall be submitted to the County for approval.   
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Moderate volume mineral extraction, as defined in Article 28A, shall be permitted in the 
RB.  The use is also provided for in the A(R), EC, P and IG Districts as a special exception.  The 
use is subject to the performance standards in Section 4.12 and the requirements of Sections 
15.4, 15.5 and 25.6.  A grading plan containing the information required in section 15.3(a)-(h) 
showing the existing and proposed surface contours and providing for the revegetation of the 
property shall be submitted to the County for approval. 

   
High volume mineral extraction, as defined in Article 28A, may be permitted only in the 

“IM” District.    The use is subject to the performance standards in Section 4.12 and regulations 
in Article 15. 
 
   
(3) ARTICLE 11 “BL” BUSINESS, LOCAL DISTRICT is amended as follows: 
 
Section 11.1 Principal Permitted Uses 
 

(l) Low volume mineral extraction operations as defined in Article 28A.  The use is subject to 
the performance standards in Section 4.12.  A grading plan containing the information 
required in section 15.3(a)-(h) showing the existing and proposed surface contours and 
providing for the revegetation of the property shall be submitted to the County for approval.   

 
 
(4) ARTICLE 12 “BG” BUSINESS, GENERAL DISTRICT is amended as follows: 
 
Section 12.1 Principle Permitted Uses 
 

(a) Low volume mineral extraction operations as defined in Article 28A.  The use is subject to 
the performance standards in Section 4.12.  A grading plan containing the information 
required in section 15.3(a)-(h) showing the existing and proposed surface contours and 
providing for the revegetation of the property shall be submitted to the County for approval.   

 
(5) ARTICLE 13 “IR” INDUSTRIAL, RESTRICTED DISTRICT is amended as follows: 
 
Section 13.1 Principle Permitted Uses 
 

(i) Low volume mineral extraction operations as defined in Article 28A.  The use is subject to 
the performance standards in Section 4.12.  A grading plan containing the information 
required in section 15.3(a)-(h) showing the existing and proposed surface contours and 
providing for the revegetation of the property shall be submitted to the County for approval.   

 
(6) ARTICLE 14 “IG” INDUSTRIAL, GENERAL DISTRICT is amended as follows: 

 
Section 14.1 Principle Permitted Uses 
 

(i) Low volume mineral extraction operations as defined in Article 28A.  The use is subject to 
the performance standards in Section 4.12.  A grading plan containing the information 
required in section 15.3(a)-(h) showing the existing and proposed surface contours and 
providing for the revegetation of the property shall be submitted to the County for approval.   

 
Section 14.2 Special Exception Uses (Requiring Board Authorization After Public Hearing) 
 

Deleted: The expansion of an existing high volume mineral 
extraction operation in an IG District shall be subject to the 
requirements of Sections 15.4 and 15.5.
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(b) Moderate volume mineral extraction as defined in Article 28A.  The use is subject to the 

performance standards in Section 4.12 and the requirements of Sections 15.4, 15.5 and 
25.6.  A grading plan containing the information required in section 15.3(a)-(h) showing 
the existing and proposed surface contours and providing for the revegetation of the 
property shall be submitted to the County for approval. 

 
 

(7) ARTICLE 21A “ORT” OFFICE, RESEARCH AND TECHNOLOGY DISTRICT is amended 
as follows: 

 
Section 21A.1 Principle Permitted Uses 
 

(q) Low volume mineral extraction operations as defined in Article 28A.  The use is subject to 
the performance standards in Section 4.12.  A grading plan containing the information 
required in section 15.3(a)-(h) showing the existing and proposed surface contours and 
providing for the revegetation of the property shall be submitted to the County for approval.   

 
(8) ARTICLE 21B “ORI” OFFICE, RESEARCH AND INDUSTRY is amended as follows: 
 
 Section 21B.1 Principle Permitted Uses 
 

(b) The following uses are also permitted in the “ORI” District: 
 

4. Low volume mineral extraction operations as defined in Article 28A.  The use is 
subject to the performance standards in Section 4.12.  A grading plan containing 
the information required in section 15.3(a)-(h) showing the existing and proposed 
surface contours and providing for the revegetation of the property shall be 
submitted to the County for approval.   

 
(9) ARTICLE 21C “ERT” EDUCATION, RESEARCH AND TECHNOLOGY is amended as 

follows: 
 
 Section 21C.1 Principle Permitted Uses 
 

(f) Low volume mineral extraction operations as defined in Article 28A.  The use is subject to 
the performance standards in Section 4.12.  A grading plan containing the information 
required in section 15.3(a)-(h) showing the existing and proposed surface contours and 
providing for the revegetation of the property shall be submitted to the County for approval.   

 
 

Deleted: <#>Moderate volume mineral extraction, mineral 
processing, mineral-related uses and mineral-based 
manufacturing, as defined in Article 28A, subject to the 
requirements of Sections 15.4, 15.5 and 25.6.  Mineral 
processing shall be for minerals mined on the site.  The 
Board of Appeals shall consider the effects of these mineral 
extraction and related uses on the public roadways in the 
area and may impose additional restrictions according to 
the guidelines contained at Section 15.3 (f-h)¶
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