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September 27, 2021 
 
James Thompson, Chairman 
St. Mary’s County Planning Commission 
P.O. Box 653  
23150 Leonard Hall Drive 
Leonardtown, MD 20650 
 
 
Dear Chairman Thompson: 
 
Thank you for the opportunity to comment on the draft 2021 St. Mary’s County comprehensive plan 
amendment (CPA) of change in land use parcels, and for your participation in the state agency plan review 
process. The Maryland Department of Planning (Planning) believes that good planning is important for 
efficient and responsible development that successfully addresses resource protection, adequate public 
facilities, community character, and economic development.  
  
The CPA proposes a land use change for 4 parcels along Three Notch Road: two in Hollywood and two in 
Charlotte Hall. Planning and other state agencies are providing the county with specific comments 
regarding this amendment to assist the county as it moves forward with consideration and adoption of the 
CPA. To date, we have not received additional comments from other state agencies. Any plan review 
comments received after the date of this letter will be forwarded upon receipt.  
 
Please consider that Planning’s attached review comments reflect the agency’s recommendations and 
observations on ways to strengthen the CPA, as well as satisfy the requirements and intent of the Land Use 
Article. Planning respectfully requests that this letter and accompanying review comments be made part of 
the county’s public hearing record. Upon adoption of any plan amendments, please submit an electronic 
copy of the updated St. Mary’s County Comprehensive Plan to Planning. 
 
If you have any questions, please feel free to contact Sarah Lipkin Sularz, CC-P, Regional Planner, at 
Sarah.LipkinSularz@maryland.gov.  
  
Sincerely,  
  
  
Charles W. Boyd, AICP  
Director, Planning Coordination  
  
cc: William Hunt, AICP, Director, St. Mary’s County, LUGM  

Laschelle McKay, Administrator, Town of Leonardtown 
John Hartline, Director of the Southern Maryland TCC 
Joseph Griffiths, AICP, Local Assistance and Training Manager; Sarah Lipkin Sularz, CC-P, Planner 

mailto:Sarah.LipkinSularz@maryland.gov
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Maryland Department of Planning Review Comments  
September 27, 2021 

Draft 2021 St. Mary’s County Comprehensive Plan Amendment 
 
The Maryland Department of Planning (Planning) has reviewed the Draft 2021 St. Mary’s 
County Comprehensive Plan Amendment (CPA) and offers the following comments for your 
consideration. These comments are offered as suggestions to improve the draft comprehensive 
plan and better address the statutory requirements of the Land Use Article.  
 
Planning’s assessment of the amendment submitted by St. Mary’s County is that it appears to 
combine two separate legislative actions – (1) a land use element amendment to the 
comprehensive plan and (2) a zoning map amendment package. Typically, a zoning map 
amendment is the process by which an applicant (the landowner or its representative) submits a 
request to a jurisdiction with planning and zoning authority, claiming that the existing zoning 
should be reclassified to correct a mistake made by the County Council during the last 
comprehensive rezoning process, or to recognize an unanticipated change in the character of the 
neighborhood that would necessitate a change in the zoning. (This is often referred to as a 
“change or mistake” rezoning request.) It should be noted that such a process is separate and 
distinct from a comprehensive plan amendment/update and a subsequent comprehensive 
rezoning. Planning suggests it is inadvisable to conflate the two processes and associated 
applications together. Although either of the processes could be used to affect the ultimate 
zoning of a property, in this case, Planning is not recommending that one process should be used 
as opposed to the other but recommends that the County Attorney be consulted on this issue. 
 
The comprehensive plan amendment process for a single jurisdiction non-charter county is 
governed under Division I, Title 3, Subtitle 3, Section 3-301 of the Maryland Land Use Article, 
which states the following: 
 

(a) Periodic review. -- At least once every 10 years, each planning commission shall 
review the comprehensive plan and, if necessary, revise or amend the comprehensive 
plan to include all: 

(1) the elements required under Subtitle 1 of this title; and 
(2) the visions set forth in § 1-201 of this article. 

(b) Geographic section or division. -- The planning commission may prepare 
comprehensive plans for one or more geographic sections or divisions of the local 
jurisdiction if the plan for each geographic section or division is reviewed and, if 
necessary, revised or amended at least once every 10 years. 

 
It is unclear in the information submitted whether or not the St. Mary’s Planning Commission 
reviewed the proposed amendment and recommended it for state agency review, per §3–203(c) 

http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=3-203&enactments=True&archived=False
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of the Land Use Article. Only a staff report has been submitted. A review of the St. Mary’s 
County Planning Commission agenda and minutes indicates a rezoning hearing (ZONE2l-0010-
29871) occurred on June 14, but there appears to be no record of any discussion on the agenda 
for review and recommendation to transmit a draft comprehensive plan amendment for state 
review. Planning suggests that in the future, proposed submissions to the department for 60-day 
review be brought before the Planning Commission in a public meeting/hearing process or 
workshop approach to consider all the elements of the comprehensive plan, including public 
participation in the process, prior to submission for state review. 
 
Please note that Planning’s comments relate only to the part of the submission discussing 
the land use element of the comprehensive plan and do not include discussion or evaluation of 
the zoning map amendment. Planning informed the county staff planner of this decision on 
August 10, 2021, via email. It is also noted that the staff report includes the following: 
 

c. “Maryland Department of Planning  
“The Maryland Department of Planning requires to be notified at least 60 days 
prior to the scheduled public hearing for any proposed Zoning Map Amendment. 
The application, staff report and supporting documentation was mailed to the 
Maryland Department of Planning on July 28, 2021. This information was also 
provided to the Town of Leonardtown, Calvert County Department of Planning, 
Charles County Department of Planning, and the Tri-County Council for Southern 
Maryland.”     
 

Planning is not required to be notified 60 days prior to a public hearing for any proposed Zoning 
Map Amendment. The county planning staff may be confusing this requirement with the one to 
submit a comprehensive plan amendment as stated in §3–203(c) of the Land Use Article. 

Maryland State Visions     

The first element of Planning’s normal review of comprehensive plan amendments is to evaluate 
how the proposed amendment furthers the Maryland State Planning Visions.    The Maryland 
State Visions can be found in Section 1-201 of the Land Use Article. Section 3-201 of the Land 
use Article states:     

(c) Implementation of visions. -- In addition to the requirements for the plan under 
Subtitle 1 of this title, a planning commission shall implement through the plan the 
visions set forth in § 1-201 of this article.  

However, since this proposed CPA appears to be only addressing the land use designation of four 
parcels and does not consider the broader context of this amendment to the county’s 
implementation of its comprehensive plan, a more complete assessment of implementation of the 
Planning Visions is not warranted at this time. Nonetheless, Planning recommends that during 
the upcoming update of the county’s comprehensive plan, analysis and text should be included in 
the plan addressing how incremental text and land use changes should be evaluated as furthering 
Maryland’s Twelve Planning Visions. 

 

http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=3-203&enactments=True&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=3-203&enactments=True&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=3-203&enactments=True&archived=False
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Planning notes that some assessment of the internal consistency of this proposed CPA with the 
Planning Visions and other aspects of the adopted comprehensive plan should have been 
considered. For example, the following are questions that the County Planning Commission may 
want to consider: 

• The information provided indicates that two of the three areas of land use change are 
within designated growth areas. How is the area of land currently in a rural designation 
utilizing existing infrastructure?  

• The new land uses propose a mix of uses which may impact transportation systems. Has 
the county considered the state vision to include multimodal facilities and safe, 
convenient, affordable, and efficient movement of people, goods, and services within and 
between population and business centers?  

• If residential uses are being envisioned in the mixed land uses being proposed, how will 
future development plans create housing for all income levels and ages? Does the 
housing element reflect the affordable housing requirements of 2019’s HB-1045? 

 

Summary of the Draft Amendment 
 
This is an amendment of land use map designation for parcels or lots within the St. Mary’s 
County Comprehensive Plan (Plan), “Quality of Life in St. Mary’s County: A Strategy for the 
21st Century” (Adopted: March 23, 2010; Effective: April 6, 2010). Planning notes that 
amending the comprehensive plan land use for individual property owners is not a 
comprehensive review of the land use element and suggests that the county confer with its 
attorney to ensure that it is following local procedures for comprehensive plan and zoning 
amendments, and not setting up a situation that may appear to constitute spot zoning or contract 
zoning. Instead, comprehensive plan amendments should be looked at holistically, with county-
wide considerations. The required elements should not be modified in a vacuum, without 
consideration of how the proposed land use modification may affect other elements. For 
example, properties proposed to be changed from a rural designation to a residential land use 
designation may also impact water and sewer systems, other public facilities, transportation 
systems, and housing. These elements should be analyzed comprehensively along with the land 
use element.  
 
The proposed amendments to the Plan’s Land Use Map include land use designation changes for 
four parcels, including 29805 Three Notch Road and 29871 Three Notch Road in Charlotte Hall, 
23595 Pike Lane, and 23556 Three Notch Road in Hollywood to intensify the development and 
use potential. 
 

1. Medina & Hatoum Property: 29805 Three Notch Road, Charlotte Hall. Tax Map 04, 
Grid 04, Parcel 85. Total land area: 6.03 acres. Existing land use is Residential Mixed 
Use (RMX) and Residential Medium Density (RMD). Proposed land use is Mixed Use 
Moderate Density (MXD). 

2. Damba Trust Property: 29871 Three Notch Road, Charlotte Hall. Tax Map 04, Grid 04, 
Parcel 04. Total land area: 2.0 acres. Existing land use is split between Residential Mixed 
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Use (RMX) and Mixed Use Moderate Intensity (MXI). Proposed land use is Mixed Use 
Moderate Intensity. 

3. Pike & Ford Properties: 23595 Pike Lane, Hollywood. Tax Map 34, Grid 09, Parcel 10, 
Lots 7-8-9, Plat 19/396. Total land area: 4.06 acres. Existing land use is Rural 
Preservation (RP). Proposed land use is Residential Mixed Use (RMX). 

4. Pike & Ford Properties: 23556 Three Notch Road, Hollywood. Tax Map 34, Grid 09, 
Parcel 10, Lot 10, Plat 19/396. Total land area: 0.6 acres. Existing land use is Rural 
Preservation (RP). Proposed land use is Residential Mixed Use (RMX). 

 
Planning was asked to review the amendments to the Plan on August 3, 2021. The amendment 
review will be available for the Planning Commission Public Hearing on October 25, 2021. 
Internal Planning divisions and other state agencies received the formal 60-day review notice to 
review this draft. At this time, Planning has not received any comments from other state agencies 
and will transmit any that is does receive in the future to the county. Planning encourages early 
and ongoing public participation in the development and review of planning documents. 
 
 
Consistency Analysis: 
 
The Medina & Hatoum property located at 29805 Three Notch Rd. is within the Priority Funding 
Area (PFA), designated as a DHCD Sustainable Community, and included in a MHT Heritage 
Area. The property is split between two land uses. Approval of this amendment would rectify the 
oddity and create one cohesive land use parcel. A change in land use would be consistent with 
the Plan Concept Land Use Plan on page 4-15 of the Plan; as Town Centers and Secondary 
Growth centers are to be the focus of new area development (p. 3-6). RMX and RMD allowed 
uses are included in the land use provisions of the MXD designation.  
 

The Damba Trust property located at 29871 
Three Notch Rd. is located within the PFA 
and designated as a Heritage Area. The 
property is split between two land uses. 
Approval of this amendment would create 
one cohesive land use parcel typology and 
be similar to adjacent parcels. Both RMX 
and MXI are heavily prevalent in this area. 
For these two parcels, a change in land use 
would be consistent with the Plan Concept 
Land Use Plan (left) on page 4-15 of the 
Plan; as Town Centers and Secondary 
Growth Centers are to be the focus of new 
area development (p. 3-6).  
 

Below are three maps taken from St. Mary's County interactive GIS map showing Growth Area, 
Development Districts, and PFA status, respectively from left to right. 
 

https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=19&SearchType=ACCT&District=05&AccountNumber=053293
https://planning.maryland.gov/Pages/OurProducts/pfamap.aspx
https://planning.maryland.gov/Pages/OurProducts/pfamap.aspx
https://dhcd.maryland.gov/Communities/Pages/dn/default.aspx
https://mht.maryland.gov/heritageareas.shtml
https://mht.maryland.gov/heritageareas.shtml
https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=19&SearchType=ACCT&District=05&AccountNumber=020050
https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=19&SearchType=ACCT&District=05&AccountNumber=020050
https://www.arcgis.com/apps/webappviewer/index.html?id=f0010a9a5db04695b37c39c033c33edb
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The Pike and Ford properties, located at 23595 
Pike Ln. and 23556 Three Notch Rd., are 
adjacent to one another and are both located 
within the PFA. These properties are currently 
designated as Rural Preservation (RP). 23595 
Pike Lane currently has numerous residential 
structures built on the property. 23556 Three 
Notch Road currently has a single-family 
detached residence built on the property. The 
RP land use allowed uses are included in the 
land use provisions of land use RMX. The 
properties in question are not included in The 
Concept Land Use Plan (left), in the Growth 
Area, nor in the Development District.  

Below are three maps taken from St. Mary's County interactive GIS map showing Growth Area, 
Development Districts, and PFA status, respectively from left to right. Chapter 2-2.1 Vision 
1.F.2 of the Plan states that "The policy was carried forward to prohibit extension of public water 
and sewer service from within a designated growth area into a rural preservation area except to 
correct health hazards such as septic system failures." (p. 2-2). These parcels have a land use 
designation of RP and lay within a “no planned service” area. However, the land near the parcel 
is home to significant housing developments, only three miles from the St. Mary’s Regional 
Airport, and less than a half mile from the Wildwood Shopping Center, so the prospects for 
agriculture and forestry are limited. As these parcels are not within the Hollywood area Growth 
Area, nor the Development District, a change in land use would be inconsistent with the Plan. 

 

https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=19&SearchType=ACCT&District=06&AccountNumber=025609
https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=19&SearchType=ACCT&District=06&AccountNumber=025609
https://sdat.dat.maryland.gov/RealProperty/Pages/viewdetails.aspx?County=19&SearchType=ACCT&District=06&AccountNumber=010717
https://www.arcgis.com/apps/webappviewer/index.html?id=f0010a9a5db04695b37c39c033c33edb
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This is an example of Planning’s suggestion that comprehensive plan amendments be considered 
holistically and in relation to other aspects of the Plan. If St. Mary’s County wants to change the 
land use designation of these properties from RP to RMX, Planning suggests it also modify The 
Concept Land Use Plan, Growth Areas, and Development Districts to include the properties, and 
provide justification and support for the changes. 

 

General Comments: 
 
Please consider the comments below as more information may be required to maintain 
consistency if any development occurs on these properties based on these land use changes. 

• Currently, the four parcels/lots proposed for land use changes abut MD 5/235 (Three 
Notch Road). The proposed land use changes would intensify the development potential 
for these properties.     

• State Planning Policy encourages development inside PFAs, Planning supports the 
county’s land use policy that discourages strip development with direct access along MD 
5/235 in Town Centers and Secondary Growth Centers, where the parcels are located 
(p.4-2). Managing access onto MD 5/235 enhances traffic safety and protects this major 
highway’s capacity for orderly development along the corridor.  

• When the parcels go through the development review process, the county should work 
with the Maryland Department of Transportation State Highway Administration to 
implement appropriate access management strategies such as consolidating access points 
for adjacent properties or using parallel local roadway access to discourage strip 
development along MD 5/235 as the Plan calls for (p. 4-5).     

• Planning recommends that the county indicate whether there are sufficient public 
facilities to serve the anticipated increase in density or intensity, including schools, 
emergency facilities, health and safety, parks, etc.  

• Planning recommends that the county estimate the expected water and sewer demand 
resulting from the proposed land use changes at a full build-out scenario for all 
properties. 

• Planning could not determine whether the Pike & Ford properties are within the Priority 
Preservation Area (PPA) given the information and mapping tools provided by the 
county. Planning suggests a determination of whether these properties are within the 
PPA. If yes, will they be removed if the land use change occurs?  

• Planning recognizes that any future development will be required to conform to the local 
and state forest conservation requirements.  

 
END MARYLAND DEPARTMENT OF PLANNING COMMENTS 


