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Chapter 7
Economic Development
The ability to create jobs, support growth with an expanding tax base, and to manage growth
effectively is related in part to the balance achieved between commercial/industrial
development and other plan elements. The purpose of the Comprehensive Plan with respect
to economic development is to provide the land use and development environment that
supports the County’s economic development goals and objectives and ensures its
competitiveness as a business location within the region.
This Chapter discusses the County’s economic development as it pertains to land use and
development, including industrial and commercial development; business retention,
attraction, and expansion; and redevelopment and revitalization. The findings and
recommendations contained herein are informed by the County’s 5-year economic
development strategic plan titled A Proactive Approach to Shaping the Economic Future of
Charles County, Maryland (“Strategic Plan”), commissioned by the Economic Development
Department (EDD) and completed in May of 2016. The Strategic Plan details the product
improvement, marketing, and organizational changes that must be made to ensure that
Charles County strengthens its competitive position and is able to attract and retain the types
of businesses that will create jobs and opportunities for its population.

Goals and Objectives
Economic development ideally refers to the sustained, concerted actions of communities and
policymakers that improve the standard of living and economic health of a specific locality.
Overall goals of these efforts include:

Charles County has many assets to build upon and has the opportunity to set itself apart as a
competitive place for several types of industries, beyond its traditional strengths. The
Strategic Plan addresses the County’s economic development goals, and it culminates in a
set of implementable recommendations that will help focus its economic development
service delivery to attract identified business targets and position it for the next wave of
economic growth. The recommendations reflect items Charles County should undertake to
enhance and improve perceptions of the County by site-location advisors and companies
looking to invest in the County, as well as tactics the EDD can use to effectively market the
County to the recommended business targets.
The Strategic Plan identifies eighteen (18) specific, recommended actions that the county
can take to enhance economic development and attract, retain, and expand companies that
will create high quality job growth.
Specifically, the strategic recommendations are broken into three categories:
1. Policy changes and investments that should be made to strengthen the County’s product;
2. Improved economic development service delivery; and,
3. Tactics to better market the region.
By making a deliberate and organized effort to balance its economy and better highlight its
unique advantages, Charles County can shape its economic future and ensure that there are
sufficient economic opportunities for its residents. In order to create a context for
understanding Charles County’s competitive realities, an assessment of economic factors
that will impact future business development is contained in the next section.

Economic Structure and Employment Growth
In the past 50 years, the County's economy has changed from an economy dominated by
agriculture and seafood industries and has responded to a pattern of suburbanization. An
influx of Washington, D.C. area workers into Charles County has contributed to the County
becoming the 4th wealthiest county in the state and the 24th in the nation. It boasts a median
household income of $88,481. New residential growth and increasing traffic volumes have
drawn substantial retail and commercial services development. However, more than 60% of
the workers who live in the County must travel outside the County – often the state – to
work in higher paying jobs in their professions.

Charles County's prospects for economic development are interrelated with this workforce
and the region's proximity to the Washington metropolitan area, its location on the US 301
corridor, and the military presence in the region. In recognition of this, the County became a
full member of the Metropolitan Washington Council of Governments (WashCOG) and also
actively engages in the Greater Washington Board of Trade.
Charles County has historically accounted for a relatively small share of the Washington
region’s household growth and an even smaller share of its job growth. Nevertheless,
Charles County is projected to share in an accelerated pattern of employment growth for the
entire Southern Maryland region and is projected to grow faster than the state as a whole
(see Table 7-1).
Table 7-1
Projected Employment Growth

Southern MD
Charles County
Calvert
St. Mary's County
Maryland

2020
173,900
66,700
36,800
70,400
3,755,200

2040
204,400
79,500
43,100
81,800
4,161,000

Change 2020 to 2040
Number
Percent
30,500
18%
12,800
19%
6,300
17%
11,400
16%
405,800
11%

Source: Maryland Department of Planning (MDP) Planning Data Services, 2016

According to these projections, however, the imbalance between Charles County's
residential growth and the local employment base will continue unless an effective public
intervention and a concerted effort focused on business development are brought to bear.
The projected level of employment growth (a total employment of 79,500 or 12,800 new
local jobs by the year 2040) is less than the projected growth of the County's labor force
(approximately 16,790 additional people) over this time period.1 In 2014, the ratio of
employment to households in the County was 1 job to every 1.38 households, which actually
declined from the 2010 ratio of 1 job to 1.43 households.2
Industry forecasts rely heavily on historical trends and do not necessarily reflect the impact
that deliberate and effective public policy may have on actual outcomes. Nonetheless, it is
useful to acknowledge industry forecasts to inform ongoing economic development policy
measures.
The largest increase in jobs between 2020 and 2040 in Charles County is projected to be in
the Health Care and Social Assistance industry sector, which is forecast to add 2,000 jobs.
Construction is projected to add 1,700 jobs in the same period, but is one of the industry
sectors most vulnerable to economic downturns.

The Accommodation and Food Services sector is projected to constitute the third largest
growth sector at 1,400 new jobs, followed by Other Services (e.g., general repair and
maintenance, personal services, etc.) at 1,300 jobs, Retail at 1,200 jobs, and both
Professional and Technical Services (e.g., architects, engineers, legal, etc.) and
Administration at 1,000 jobs. Job forecasts by industry sector are shown in Table 7-2.
Table 7-2
Forecasts of Jobs by Industry 2020-2040, Charles County, MD

Industry Sector
Agriculture
Forestry, fishing, related activities, and other
Mining
Utilities
Construction
Manufacturing
Wholesale trade
Retail trade
Transportation and warehousing
Information
Finance and insurance
Real estate and rental and leasing
Professional and technical services
Management of companies and enterprises
Administrative and waste services
Educational services
Health care and social assistance
Arts, entertainment, and recreation
Accommodation and food services
Other services, except public administration
Government and government enterprises
Total Employment

2020
400
200
0
600
5,900
800
1,000
10,700
2,000
600
2,000
4,000
4,000
300
3,000
900
6,800
1,500
6,100
5,000
10,900
66,700

2030
400
200
0
600
6,800
800
1,000
11,400
2,100
700
2,100
4,300
4,500
400
3,500
1,100
7,900
1,800
6,800
5,700
11,200
73,300

2040
400
200
0
700
7,600
800
1,100
11,900
2,300
700
2,300
4,600
5,000
500
4,000
1,300
8,800
2,100
7,500
6,300
11,400
79,500

Change 2020-2040
Number
Percent
0
0%
0
0%
0
0%
100
17%
1,700
29%
0
0%
100
10%
1,200
11%
300
15%
100
17%
300
15%
600
15%
1,000
25%
200
67%
1,000
33%
400
44%
2,000
29%
600
40%
1,400
23%
1,300
26%
500
5%
12,800
19%

Source: Maryland Department of Planning (MDP) Planning Data Services, 2016

The County's economy is dependent on government employment in several ways. The
County’s workforce includes many federal government employees who commute into the
District of Columbia and its inner suburbs. Locally, the Naval Support Facility at Indian
Head is the largest single employer in the County with approximately 3,427 jobs. Overall,
active duty military employment consists of just over 1,000 jobs based in Charles County,
64 percent above the national average. The consolidation of bases at the Patuxent Naval Air
Station in St. Mary's County during the 1990s drove new residential growth into Charles
County as employees were relocated from other parts of the country. In recent years, federal
actions such as sequestration and talk of future Base Realignment and Closure (BRAC)
initiatives have resulted in a renewed focus on the need for economic diversification. While
the businesses of federal and defense spending create opportunities for the Charles County
economy, it’s imperative that other industry sectors be included in long term strategy.
Currently, other large employers in the County are Charles County Public Schools, Charles
County Government, the College of Southern Maryland, University of Maryland Charles

Regional Medical Center (health care), Wal-Mart (retail), and the Facchina Corporation
(construction).3
Charles County has an opportunity to leverage its educated and talented workforce to
expand, create, and attract more companies among a diverse array of industry sectors. The
proactive policies presented in this document, along with the recommended actions
contained in the 5-Year Strategic Plan, should be implemented in order to foster economic
development. Successful business development activities will improve the tax base, increase
retail opportunities, stem the outflow of commuter traffic, and move the jobs-to-households
ratio in a more positive and balanced direction. Of course, an adequate inventory of the
appropriate land and buildings is necessary to support employment, as discussed in the next
section.

Employment Supporting Land Needs
The ability to expand the County employment base depends on a number of factors, but a
key factor is the availability of an inventory of well-sited buildings and parcels zoned for
commercial and industrial uses and served by public utilities. As part of the Comprehensive
Plan a Land Use Market Supply and Demand Analysis was conducted to research the
demand for and supply of land in Charles County to satisfy projected population, housing,
and employment growth.4 In summary, the Analysis found that:
•

Total existing employment acreage in Charles County is approximately 13,000 acres
located in many locations including Waldorf, White Plains, La Plata, Bryans Road,
Indian Head, and Hughesville;

•

Based on the jobs forecasts by type (see Table 7-2) there will be a demand for
approximately 2,773 additional acres for future employment development through 2040;
and,

•

There are approximately 6,807 acres of undeveloped land in Charles County that are
designated for commercial/employment uses.

Comparing supply of 6,807 acres to demand for 2,773 acres of commercial/employment
demand through 2040 leaves 4,034 acres of commercial/employment land available to meet
demands beyond 2040 (6,807 acres - 2,773 acres of demand = 4,034 acres).
Based on this analysis the Comprehensive Plan’s Land Use Plan (Chapter 3) does not
designate large additional areas of land for employment or commercial use. During the
Comprehensive Plan process several participants questioned some of the assumptions in the
analysis suggesting that demand for employment and commercial land will be higher than
stated. A few participants also questioned whether the undeveloped employment and
commercial land supply is well located in relation to demand and truly available for
development. A future study to assess the County’s inventory of employment and

commercial land is recommended. The findings of the study should delineate the total
amount of undeveloped land that is zoned for employment supporting uses and the inventory
of development ready sites that can support business development in the near term.
A development ready site is defined as a parcel of property for sale or lease with a published
price and with the entire necessary infrastructure in place, and with the size and capacities
that would attract the appropriate investment. In Charles County, there is considerable
acreage that is merely zoned for employment supporting uses but is not served by necessary
infrastructure such as water and sewer. In some industrial zones areas where water is
available, the capacity is inadequate to serve many industrial applications (e.g., craft
breweries). Most companies today would require being connected to a municipal water and
wastewater system with sufficient capacity to support a broad range of operations.
Development ready sites are of most interest to site selection consultants and potential
tenants, and an adequate inventory must be maintained to support the County’s economic
development mission. An example of a development ready site is the 64-acre Waldorf
Center (formerly Waldorf Technology Park) in the northeast quadrant of Berry Road and
Western Parkway. In contrast, the undeveloped area to the east of Maryland Airport south of
Bryans Road is zoned for employment supporting uses but is not development ready and
would not be considered a viable location for a new business in its current state.
The aforementioned Maryland Airport is a privately owned airport that has public usage. It
is not rated by the FAA in its most recent classification of public use airports, which gives it
limited marketability. With one runway at 3,740 ft., no instrument landing system (ILS), and
a general aviation terminal that does not show well, it has limited assets in the attraction of
any business that needs air service. Nonetheless, the airport should be preserved as a future
economic development asset
Charles County should support business development through assigning priority to the
provision of adequate infrastructure, especially transportation and water and sewer facilities,
to locations set aside for business use. Infrastructure with sufficient capacity must be in
place if the County is to remain competitive in attracting new business and industrial
investment.
In summary, the following land use and development policies should be adopted in
furtherance of the County Commissioners economic objectives and the recommendations set
forth in the 5-Year Strategic Plan:
1. Leverage County-owned land, infrastructure, and other assets, as appropriate, for private
economic development investment;
2. Enhance the water and wastewater capacity and availability in the County and develop a
plan to extend water and sewer infrastructure to sites identified by the EDD as having
the greatest potential to serve the target business sectors. Infrastructure must be in place
if the County is to remain competitive in attracting new business and industrial
investment;
3. Support ongoing planning efforts for U.S. 301 in relation to mixed use, commercial, and
industrial land, with an emphasis on the Waldorf Urban Redevelopment Corridor and
the Transit Corridor from White Plains to the County line;

4. Encourage redevelopment and/or adaptive reuse of functionally obsolete commercial
structures, where practical;
5. Continue to develop incentives for commercial corridor revitalization that promote
infilling of business uses;
6. Create a plan to improve gateways into the County—including new signage and
landscaping, with a continued focus on Waldorf;
7. Streamline and accelerate the plan approval and permitting process for priority
economic development projects;
8. Support continued operations at Maryland Airport through the enhancements of its

assets and marketability. Continue to evaluate the competitive posture of the County's
regulatory environment and recommend, as needed, efficiencies and changes in the
permitting and development processes..

Maryland Airport
The support for improvement of Maryland Airport is a key recommendation contained in
Charles County’s Economic Development Five-Year Strategic Plan. The Economic
Development Department (EDD) established a professional relationship with the original
owners in 2016 and was very active during the time the airport was marketed for sale,
reviewing various business plan and rendering assistance where appropriate such as
providing letters of support to the Federal Aviation Administration (FAA). In 2019 the
Maryland Airport was purchased by PSM Holdings who is currently working on plans to
rehabilitate and expand its apron and to build more hangar space to serve the General
Aviation Community. A key component of the owner’s future improvement plans is
completion of the extension of the 3,750-foot runway to 4,300 feet, enabling larger aircraft
to access the airport.
The economic dynamics within which Maryland Airport operates are changing rapidly.
Located in close proximity to the Nation’s capital and in an area currently unencumbered by
encroachment issues, the Maryland Airport has the capability to serve a vital role in the
National, State and local transportation framework. For example, the opening of the MGM
National Harbor Resort, approximately 17 miles from the airport, has already created
increased air demand for general aviation within the region. Furthermore, MGM has
expressed interest in establishing a corporate hangar at Maryland Airport to service their
most valued customers.
Findings of the 2015 Maryland Airport Land Use Study indicate that high levels of aviation
activity at a general aviation (GA) airport do not correspond directly to its ability to induce
development. This is borne out by the paucity of employment-supporting land uses around
other GA airports in the region. However, the level of interest shown by potential investors
since aggressive efforts began to market the airport for sale in 2017 would suggest its
strategic location in the DC Metro was a stronger attractant than conventional wisdom
indicated. In the absence of historical development activity or data to identify market
demand, the level of interest demonstrated by would-be and actual investors serves as the
best market indicator. The Economic Development Department interviewed over a half-

dozen prospective airport buyers while it was actively marketed, several of whom still seek a
presence near the airport.
It is EDD’s considered opinion that if PSM Holdings is successful in expanding the airport
runway and improving the facilities “inside the fence”, then the real estate and business
communities will respond with investment “outside the fence”. Although it is impossible to
quantify what that investment would amount to in any meaningful way, recent activity
would suggest that both domestic and foreign investors are keenly interested in the area
around Maryland Airport and that the area could support considerable employment
supporting development over the next twenty to thirty years.
In addition to the aforementioned sources of demand, in 2020 several companies announced
plans to locate in the Town of Indian Head to leverage proximity to Naval Surface Warfare
Center Indian Head Division (NSWC IHD). These include a membership association, a
multidisciplinary engineering firm, a nanofiber manufacturing company, and a business
management consulting firm seeking additional office space outside of NSWC property. If
this trend continues, the Maryland Airport area could see a spillover effect in the future as
viable properties are consumed in the Town of Indian Head.
It is recommended that the county adopt zoning changes to better facilitate the development
of complementary commercial and employment uses on lands in the vicinity of the airport.
Suggested permissible land uses include:
Aviation related:
•

Flight schools: domestic and international

•

Aircraft maintenance

•

Avionics

Non-aviation related:
•

Office/flex

•

Research and development

•

Light manufacturing with storage & distribution

•

Hospitality, food & beverage

Undesirable (outside of existing uses on Ray Drive):
•

Heavy industrial

•

Large-scale warehouse/distribution

Redevelopment and Revitalization

In furtherance
of this policy, the County should develop incentives for commercial corridor revitalization
that promote infilling of business uses. Non-monetary incentives should include flexible
mixed-use, high density zoning and expedited permitting in designated redevelopment areas.

Quality of Place, Tourism, and the Arts
Business location decisions are influenced by a community’s quality of place, as well as by
the recreational, shopping, and entertainment opportunities afforded its residents. The
County shall continue to support activities that encourage the continued advancement of
placemaking in various nodes throughout the county. Retail, food & beverage, and
entertainment development – particularly in mixed use environments - will contribute to the
advancement of the County’s overall quality of life.
Charles County has opportunities to further develop its tourism attractions. This ranges from
waterfront recreational areas along its extensive shoreline to promotion and enhancement of
existing historic sites. Tourism activity has the potential to increase employment in the
hotel/motel, restaurant, and other service industries and is a proven job generator.
In 2015 the County, with the assistance of the Maryland Stadium Authority, commissioned a
market and economic feasibility study for the proposed multi-purpose civic center
component of the new “Phase One” transit oriented development plan for downtown
Waldorf with the goals of benefitting area residents and drawing out-of-town visitors. In
addition, the new civic center would enhance existing investments and catalyze new
investments by attracting a critical mass of new event activity to the area.
The arts have risen to prominence as an important quality of life issue affecting growth and
economic development in Charles County. Successful competitiveness for economic growth
requires the ability to attract well-educated, talented, innovative, and creative people.
Attracting such people requires an environment rich in educational, cultural, and recreational
opportunities.

Telecommunications and Broadband
According to a recent 2014 study, Charles County has significantly higher median download
speeds for Small Businesses than Washington MSA, Maryland and the United States. The
availability, quality, and competitiveness of broadband service have become and will
continue to be a key issue for Charles County’s attraction of new investment and
commercial growth. Various economic analyses have demonstrated a positive correlation
between broadband and economic growth, and its importance in the site selection process
will not diminish. Utility service has always been among the most heavily scrutinized
factors in the site selection process. Locations are routinely eliminated due to issues
pertaining to inadequate, or lack of, electric, gas, water, wastewater, or telecommunications
infrastructure. Advances in technology have elevated the importance of the internet in
economic development and site selection criteria.
Businesses want to operate and expand where there is broadband service. It improves the
manner in which the County’s target industries i.e. health services, retail, R&D, federal
contractors etc. deliver services in the 21st century. Moreover, it has become an essential to

running a business, growing the commercial tax base and attracting new capital investment
to the County.
A company is likely to require a direct fiber connection and redundancy. As with electric
service, the reliability of the service is heavily scrutinized to ensure the operation will not be
placed offline (especially for information-intensive projects like data centers) or that the risk
of being offline is minimal. The competitiveness of the service is also important. Locations
with numerous providers have an advantage because competitiveness will drive up speeds
and drive down cost. (See Appendix “F” for technical data on Telecommunications and
Broadband Services in Charles County).

Charles County Economic Development Department
In 2005 the Charles County Economic Development Commission (EDC) became a
department of County Government and was named the Economic Development Department
(EDD). The EDD was subsequently abolished in 2010; however an interim office was recreated in 2011. It became an official Department of the Charles County Government, once
again funded and staffed, effective July 2012. It is charged with both implementing
Commissioner developed goals and objectives as well as developing strategic and tactical
approaches that the County should take in conducting economic development.
The 5-Year Strategic Plan includes an in-depth analysis of the county’s competitive position
relative to business attraction, retention, and expansion in the Washington, D.C. region. The
plan provides a roadmap that details the product improvement, marketing, and
organizational changes the County must make to ensure that Charles County strengthens its
competitive position and is able to attract and retain the types of businesses that will create
jobs and opportunities for its population.
POLICIES
The specific recommended actions contained in the 5-Year Strategic fall under three
overarching polices:
7.1 Enhance the Product: Further develop assets and initiatives in key areas that support the
area’s desire to attract and grow more high-quality economic activities and to support the
current and future residents of Charles County.
7.2 Execute Effectively: Build a focused economic development service delivery mechanism
for existing and potential businesses in the County and collaborate with other municipal
economic development entities to work more seamlessly and present a unified brand to
external clients.
7.3 Tell the Story: Share Charles County’s business opportunity story with targeted internal
and external audiences.
The plan also includes a Target Business Sector Analysis that identifies four (4) target
business sectors for the County that will diversify Charles County’s economic base, as well
as build on current areas of strengths. These targets are “best fits” for the County based on
the current economic and business climate conditions and are recommended given its
attributes and assets. The four target business sectors are:

1. Federal contracting & high-value professional/business services;
2. Health services;
3. Entrepreneurial & retail development; and,
4. R&D, engineering & computing.
An area’s economic competitiveness depends on several factors. On a macro level it
includes not only the regulatory environment and infrastructure an area provides but also its
talent base, available sites, and economic development service delivery. A favorable tax
environment and the willingness to offer creative and unique incentive packages are
important, as are low operating costs and reliable, affordable sites. Similarly, companies
look for areas that offer relevant and scalable skilled labor along with low labor costs as
much as they look for quality sites that are flexible and allow for future expansion with
minimal development time. Finally, the ability of an area to provide economic development
services—for example, clear, succinct, and focused marketing messages; organized and
coordinated outreach; and high levels of client service—sets leading areas apart.
In order to succeed in an extremely competitive environment, Charles County must build a
business climate with the attributes that companies seek when making investment decisions
on where they should locate, grow, or expand. Unnecessary barriers to economic
development must be removed and the overall business climate improved to make way for
companies looking to invest in the County. The following actions are recommended to
support and augment the County’s ability to attract high-quality jobs and talent:
ACTIONS
1. Develop sustainable funding sources to improve the County’s economic development
infrastructure and identify catalytic programs to use the monies effectively;
2. Ensure that the locations and zoning of commercial and industrial land continue to
support business growth and attraction;
3. Maintain flexibility in land use and location decision-making to accommodate any
significant economic development opportunity that may arise;
4. Utilize an array of incentives, as appropriate, to attract targeted industries and
maintain competitiveness throughout the region;
5. Prepare the workforce for jobs of the future by providing educational opportunities
targeted to improved occupational preparation;
6. Continue to foster a positive working relationship between the County and the Navy
in order to capitalize on the role of the naval facilities as a major employer, and as a
source of new commercial technology and local spending;
7. Protect the interests of the Naval Support Facility-Indian Head Division, including the
Center for Energetics and other tenant commands on the Naval Support Facility-Indian
Head, and promote on and off base expansion and the related public and private
development;

8. Support continued operations and expansion of Maryland Airport through the
enhancements of its assets and marketability. Continue to evaluate the competitive
posture of the County's regulatory environment and recommend, as needed, efficiencies
and changes in the permitting and development processes. Adopt zoning changes to
facilitate development of complementary commercial and employment uses on lands in
the vicinity of the airport.
98. Ensure the County remains positioned to accommodate desired economic growth by
monitoring market conditions and industry trends;
109. Support the extension of a high capacity transit service to connect to the regional
metro system; and,
110. Continue to participate in broadened regional economic planning efforts, such as
the Metropolitan Washington Council of Governments Board of Directors and various
committees and studies, as well as the Tri-County Council for Southern Maryland's
programs.
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Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

Land Use Policies
3.1 Coordinate the use of the Land Use Plan Map, the zoning

map, the subdivision regulations, the capital improvements
plan, and the Comprehensive Water and Sewer Plan with
one another in terms of districts, locations, planned
expansions and coordination with the Public School System
Capital Improvements Plan (CIP) to assure growth
management efforts are consistent. Under state law, zoning
and development policies and actions must be consistent
with the Comprehensive Plan (Land Use Article (effective
October 1, 2012, Section 1–303).

X

3.2 Maintain the designation of the Development District as a

receiving area for development rights that may be purchased
and transferred from sending areas in rural areas of the
County.
3.3 In order to improve the market for the Transfer of
Development Rights (TDRs), and to conserve natural
resources in the countryside of the county, examine the base
densities for residential development in all zoning or
development districts or dockets, and consider changing and
lowering base densities but allowing for established
development density thresholds with the purchase of
development rights (TDRs).
3.4 Revise the Transfer of Development Rights (TDR)
regulations to:
a) Eliminate the buyback provisions currently in place in
order to ensure resource lands remain protected once they
are restricted through the TDR process.
b) Consider requiring commercial TDRs.

X

X

X

3.5 Use the adequate public facilities ordinance to manage the

location and timing of new development and its effects on
schools, roads, and other public facilities.

X

3.6 Consider amendments to the Land Use Plan Map and zoning

maps to accommodate the expansion of incorporated towns
provided:
· Such amendments are based on the incorporated town's
Comprehensive Plan;
· Incorporated towns agree to enter into
intergovernmental agreements to ensure the provision of
adequate public utilities to these areas; and,

1

X
X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

· The proposed development is consistent with the goals
of this Comprehensive Plan.

Ongoing
Activity
X

3.7 Coordinate on regional issues by nurturing good, working

relationships with the State, with neighboring jurisdictions
especially Calvert, Prince George’s, and St. Mary’s
Counties, and with the Towns of Indian Head and La Plata
through planning agreements, plan referrals, information
sharing, and consultations.

X

3.8 Use land use controls, including but not limited to

3.9

3.10

3.11
3.12

3.13
3.14

architectural and site design guidelines, to establish
standards for development which improves its quality.
Protect residential areas from incompatible activities and
land uses in order to ensure comfortable and safe living
environments.
Protect commercial, business and employment areas from
incompatible activities and land uses in order to ensure their
continued viability and growth.
Guide development away from areas vulnerable to natural
hazards.
Protect military installations from incompatible land uses
and consider implementation of recommendations contained
in approved Joint Land Use Studies.
Ensure that zoning is consistent with the land use districts as
designated on the Comprehensive Plan Land Use Map.
Establish a Priority Preservation Area (PPA) in the
Agricultural Conservation Land Use District.

X

X

X

X

X

X
X

Land Use Action Items
1. Update the County’s land development regulations (zoning,

subdivision codes and related ordinances) to implement the
Comprehensive Plan’s land use chapter and ensure the
regulations are consistent with this plan’s objectives,
policies and direction. In conjunction with this, process a
Comprehensive Rezoning of the County’s Zoning maps to
also be consistent with the objectives, policies and direction
of this Comprehensive Plan.
2. Examine mechanisms, strategies and actions to manage
growth and develop a growth rate management model based
on best management practices, and present various options
to the Planning Commission for review and consideration.

2

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

3. Conduct a detailed study of the employment and commercial

4.

5.

6.

7.

undeveloped land supply (including location and
development potential) to determine whether additional land
should be recommended for designation as employment or
commercial land.
Develop a small area plan for the Potomac River
Crossing/Aqualand/Newburg area. (see also discussion in
Chapter 10).
Consider revisions to Transferable Development Rights and
potential new receiving areas such as Newburg, Bel Alton
and other village locations.
Study and recommend potential changes to the provisions
for adequate public facilities to improve the effectiveness
and efficiency of such systems
Implement the recommendations of the various Joint Land
Use Studies. Develop specific measures, ordinances or other
actions to ensure compatibility between land uses in Charles
County and the associated military installations.

X

X

X

X

X

8. Examine opportunities to transfer the Priority Funding Area

(PFA) designations for the small sites located within the
Cobb Neck Area and transfer those designations to the larger
Newburg-Cliffton-Aqualand Sub-Area Plan as needed once
the plan has been adopted.
9. Rezone vacant residential properties that were removed from
the Development District in this plan to a lower density in
order to limit sprawl development and protect water
resources.
10. Coordinate with the State of Maryland to establish a new
Nanjemoy-Mattawoman Rural Legacy Area.
11. Rezone major stream valleys to one unit per ten acres (1:10).

X

X

X
X

12. Rezone the Watershed Conservation District lands to one
X

unit per twenty acres (1:20).

Water Resources Policies
Water:
4.1 Work with MDE, WSSC, and other agencies, as necessary,

to identify, access, and sustainably utilize groundwater
resources.

3

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

4.2 Continue to investigate options for expanded purchases of

4.3

4.4

4.5
4,6

water from WSSC, coordinating with Prince George’s
County as necessary.
Evaluate the feasibility of establishing a new surface water
source (likely incorporating desalinization). Specific
considerations include the location, engineering
requirements, and funding of such a facility.
Consider interconnection between the County-operated
Waldorf water system and the Town of La Plata’s water
system. Several concerns should be evaluated including
impacts on the aquifers and groundwater appropriation
amounts, engineering challenges, fair distribution of system
costs.
Work with MDE and developers to investigate the feasibility
of wastewater reuse options.
Continue to promote water conservation through media and
educational seminars and publications, staff guidance to
homeowners, and coordination with home builders to
advocate water-conserving designs

X

X

X

X

X

Sewer:
4.7 Consider extending public sewer service to existing

communities identified as failing septic areas in the County’s
Comprehensive Water and Sewer Plan, to septic systems in
the Chesapeake Bay Critical Area, and to septic systems
identified by Charles County Watershed Implementation
Plan(s).

X

4.8 Ensure that point source pollution discharges stay within

safe levels through strict enforcement of state water quality
standards for sewage effluent.
4.9 Ensure that the County receives nutrient credits for any
connection of septic systems to public sewer systems, as
well as other actions enumerated in Maryland’s Policy for
Nutrient Cap Management and Trading.

X

X

Stormwater and Non-Point Source Pollution:
4.10 Adhere to the Charles County Watershed Implementation

Plan(s) to achieve stormwater waste load allocations from
Total Maximum Daily Loads for the County’s watersheds, as
established by MDE and approved by US EPA.

X

4.11 Continue to encourage the installation of septic

denitrification systems when retrofitting existing septic
systems throughout the County.

4

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

4.12 Continue to use small scale biological treatment facilities

(such as the planned Benedict and Hughesville WWTPs) to
serve rural villages and clusters of existing septic systems
throughout the County as identified in the County’s WIP(s).

X

4.13 Work with MDE, DNR, and the Maryland Department of

Agriculture (MDA) to assist farmers in adopting best
management practices to reduce nonpoint source loads of
nutrients and other pollutants. As part of this effort, develop
an educational program and assistance for farmers to
improve or limit their runoff.
4.14 Encourage the establishment of Soil Conservation and Water
Quality Plans on all farms in Charles County to reduce
sediment and nutrient export from agricultural activities.

X

X

4.15 Continue and improve programs, policies, and education and

4-16
4.17

4.18
4.19

4.20

outreach to assure the functional maintenance of stormwater
management systems.
Continue public education and outreach efforts to reduce
stormwater pollutants.
Continue to explore and implement new techniques and
technologies to reduce the impacts to streams during mass
grading for development, and discourage mass grading for
development.
Encourage the use of open section roads and green streets for
stormwater management on new and existing roads.
Plan capital improvements consistent with growth in areas
where development is encouraged to locate, especially in the
Mattawoman Sewer Service Area.
Place special emphasis on management of the Mattawoman
Creek and Port Tobacco River watersheds (the location of
most existing and planned development in the County) to
balance the protection of natural resources and water quality
with development plans and Smart Growth strategies.

X

X

X

X

X

X

4.21 Ensure that stormwater discharges from industrial facilities

are appropriately permitted under the NPDES industrial
discharge program and that the necessary Pollution
Prevention Plans are in place and implemented in
accordance with the County’s NPDES municipal stormwater
permit.

5

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

4.22 Charles County prohibits the use of “fracking” drilling

technology at this time until such time further evidence is
provided to demonstrate it is safe and environmentally sound
practice.

X

Water Resources Action Items
1. Pursue an additional waterline connection and appropriation

2.
3.

4.
5.

6.

7.
8.
9.

through WSSC to provide additional support to the Waldorf
and Bryans Road Water Systems.
Complete the planned interconnection of the Bryans Road
and Waldorf public water systems.
Implement a well field management strategy, as
recommended by the 2006 WRAC Report to the County
Commissioners.
Complete an Alternative Water Source Study to determine
the feasibility of various future water supplies.
Correct sanitary sewage problems in existing problem areas
to provide a safe environment for all of the County's
residents.
Implement a Green Streets policy directive in accordance
with the National Capital Region Transportation Planning
Board (TPB) Resolution 10-2014 for all County financed
transportation facilities to enhance stormwater management
within the right of way.
Continue to implement the Mattawoman Creek Watershed
Management Plan.
Continue to implement the Port Tobacco River WRAS per
County Commissioners Resolution 07-57.
Continue to identify and map areas of failing septic systems,
and reduce nonpoint source nutrient loads from such septic
systems through retrofits for denitrification, replacement,
pump-outs, or where appropriate, connection to public sewer
systems (focusing on the Chesapeake Bay Critical Area as a
first priority).

X

X

X

X

X

X

X
X

X

10. Continue to identify locations in need of stormwater

restoration, and restore those areas with runoff reduction
techniques, structural stormwater treatment, and alternative
urban best management practices to comply with the
County’s NPDES MS4 permit.
11. Implement a tracking system to ensure the County receives
nutrient and sediment credit for all new actions and
maintenance activities supportive of the Bay WIP.
6

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

12. Develop an urban canopy program to evaluate and maintain

the water quality benefits provided by healthy trees in the
Priority Funding Areas.
13. Study Land Uses adjacent to high quality (Tier II) streams in
the County and propose mechanisms such as best
management practices or other regulatory means for
protecting these sensitive waters.
14. Change the zoning code to prohibit “fracking” drilling
technology until such time the environmental impacts can be
determined safe for drinking water.

X

X

X

Natural Resources Policies
5.1 Place special emphasis on watershed management to balance

the protection of the Mattawoman Creek’s natural resources
and water quality with the County’s development plans. In
addition to the Priority Preservation Area (PPA), the
Mattawoman Creek watershed should be targeted for
acquisition for conservation purposes.
5.2 Implement and enhance the County's environmental
preservation and conservation objectives through
administrative mechanisms including subdivision
regulations, sediment and erosion control, environmental
review processes, development regulations, and zoning.
5.3 Continue to coordinate and implement the goals and
objectives of adopted policy plans including the Patuxent
River Policy Plan, the Wicomico Scenic River Study and
Management Plan, the Zekiah Swamp Rural Legacy Area
Plan, the Port Tobacco River Watershed Restoration Action
Strategy, Lower Potomac River Coordinated Management
Plan (Nanjemoy Peninsula), and other watershed restoration
and management plans including watershed implementation
plans (see Chapter 4).

X

X

X

5.4 Guide development away from areas vulnerable to natural

hazards especially areas subject to flooding, storm surge, and
shore erosion.
5.5 Require best management practices including low-impact
development techniques to minimize the impacts of
development on the natural environment.

7

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

5.6 Through public and private resources, purchase or otherwise

acquire conservation easements to preserve environmentally
sensitive resources. Develop parks, recreation and open
space plans in conjunction with stream valley protection
objectives.
5.7 Work cooperatively with the Metropolitan Washington Area
Air Quality Committee to ensure the area complies with the
requirements of the 1992 Clean Air Act.
5.8 Utilize the State of Maryland’s GreenPrint maps for
Targeted Ecological Areas as a guide to focus conservation
efforts in Charles County.

X

X

X

Land resources - including floodplains, steep slopes, and
forest lands:
5.9 Restrict development within 100-year floodplains.
5.10 Conserve remaining wooded areas in the County. Pursue

grant opportunities or other programs to increase, enhance
and protect forests, and require new native plantings to
support other natural resource objectives including
enhancing riparian buffers, reducing erosion and
sedimentation, improving air quality, and mitigating the
effects of stormwater runoff.
5.11 Retain as much of the forest and tree cover as practical
within urban areas.
5.12 Require special engineering and construction standards when
development occurs on erodible soils, steep slopes, or areas
requiring special geotechnical consideration.

X

X

X

X

5.13 Promote wildlife education through the development of

nature centers and park visitor centers to explain the
importance of preserving natural habitat areas.
5.14 In order to implement the USACOE stream valley protection
measures, amend the zoning code to better protect the
Resource Protection Zone in stream valley areas to the top of
slope.

X

X

Shorelines:
5.15 Place a high degree of restriction on the use of waterfront

land in the form of low residential densities, and high levels
of protection for forest land and agricultural land regulated
under the Chesapeake Bay Critical Area Program.

8

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

5.16 Protect in stream and stream bank habitats of anadromous

fish spawning waters. Promote land use policies in the
watersheds of spawning streams that minimize adverse
impacts to aquatic resources.

X

5.17 Protect shoreline habitats such as tidal wetlands, shellfish

harvesting areas, colonial water bird nesting sites, and
waterfowl staging and concentration areas through the
habitat protection policies established in the County's
Critical Area Program.
5.18 Manage development in shoreline areas to minimize
problems of shoreline erosion.

X

X

Natural Resources Action Items
1. Mattawoman Stream Valley. Change the Zoning and

development regulations regarding standards to increase
protection of the Mattawoman Stream Valley.

X

2. Stream Valley Protection. Use State grant funds and County

funds as available to target stream valley protection through
land acquisition or conservation easements.

X

3. In order to further protect stream valley areas in the County,

review and revise as needed:
a) Low impact design standards in the Stormwater
Management Ordinance;
b) Impervious coverage standards in the Zoning
Ordinance;
c) Regulations to ensure protection of Tier II streams
and other designated sensitive natural resource areas,
including expanding riparian buffer requirements;
4. Urban forests. Evaluate the existing urban forest and

consider adopting an urban forest canopy coverage goal.

X
X

X

X

5. Limit forest fragmentation. Adopt regulations that protect

forest hubs (greater than 100 acres) and forest corridors for
the survival of the remaining biodiversity and Forest Interior
Dwelling Species (FIDS) of Charles County. Under the
Forest Conservation Ordinance, add a requirement that
priority forests be maintained on development sites, unless a
variance is granted by the Board of Appeals.

9

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years
6. Shoreline. Adopt buffers and development setbacks from

areas vulnerable to over 3 feet of sea level rise in the next
100 years to protect private and public investments, and
accommodate inland wetland migration.
7. Transfer of Development Rights. Enhance the effectiveness
of the Transfer of Development Rights program per
recommendations of the LPPRP.

X

X

8. Habitat Protection. Adopt Biodiversity Conservation

Network Tier I and II categories as habitat protection areas,
and increasing protection for these areas.
9. Conduct a comprehensive review of the Resource Protection
Zone (RPZ) regulations to enhance protections of stream
valleys, especially those with assigned Total Maximum
Daily Loads.
10. Apply to the State of Maryland to establish a new NanjemoyMattawoman Rural Legacy Area designation.

X

X

X

Energy Conservation Policies
6.1 Continue to follow the Energy Conservation Policy for

Charles County facilities. Use energy cost savings attributed
to the Policy’s conservation measures to promote and
improve energy reduction within County facilities.

X

6.2 Develop a sense of ownership for the ways energy is

consumed by integrating energy education and including
County staff and other facility occupants in energy decisions
that affect how individual sites operate.
6.3 Lead the entire Charles County community by exhibiting
best practices of energy conservation within County
Government.
6.4 Continue to examine energy data to identify new use and
efficiency trends and opportunities within both the public
and private sectors.

X

X

X

Energy Conservation Action Items
1. Continue to implement the recommendations in the Green

Codes and Standards Study.
2. Expand upon the 2012 Energy Baseline Study to include the
following:
a. Transportation sources and quantify transportation
fuel consumption and related transportation system
design metrics;

10

X

X

Ongoing
Activity

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

b. A breakdown of the commercial sector into subcategories that separates industrial users, such as
warehouses and factories, from less energy intensive
commercial users, such as retail and office buildings; and

3.
4.

5.

6.

7.

c. Include more details on upstream energy processes,
such as energy sources, conversion processes, and
transportation.
Continue to monitor energy usage intensities and trends and
expand monitoring to all sectors, including transportation.
Investigate local, sustainable energy technologies, including
solar and geothermal, for use in new construction and major
renovations.
Continue to evaluate the feasibility of implementing
renewable energy upgrades, such as solar water heaters and
rooftop solar, at existing County facilities.
Implement the recommendations of the 2012 Energy
Baseline Study, which include:
a. Consider applying the energy management program
implemented by the Charles County Public School
System to other government sectors and institutions.
b. Establish an Energy Conservation and Sustainability
Working Group of energy suppliers, consumers,
developers, and others to share information on a regular
basis, update and help disseminate County energy data,
establish and monitor benchmarks, and recommend
changes to local policies and incentives.
c. Because of the Mattawoman WWTP’s large energy
consumption, conduct a follow-up study to determine the
impact of nutrient reduction or other upgrades on energy
use and identify operational adjustments that may result
in future energy reductions.
Implement the conservation measures identified in the
County’s Energy Conservation Plan. The following are
examples (see the Conservation Plan for complete list).
Immediate and short-term implementation:
a. Turning off lights in offices and common areas when
not in use;
b. Delamping (removing one or more lamps from multilamp fixtures or unneeded fixtures);

11

X

X

X

X

X

X

X

X

X
X

Ongoing
Activity

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

8.

c. Unplug electrical convenience items, such as cell
phone chargers, radios, and coffee pots, to eliminate
“vampire or phantom loads”;
d. Turn off monitors and completely shut down
computers when not in use, especially during evening
hours and over the weekends and holidays;
e. Implement standard seasonal thermostat temperature
settings;
f. Implement energy saving methods for County vending
machines;
g. Develop comprehensive procedures for procuring and
installing energy efficient (ENERGY STAR-rated)
electrical products; and
h. Provide energy conservation stewardship through the
actions of the Energy Conservation Committee, including
educating all County staff on the importance of the
energy conservation program.
Long-term implementation:
a. Conduct an energy audit for all County buildings;
b. Incorporate energy efficiency guidelines for all new
and existing buildings;
c. Purchase only ENERGY STAR equipment;
d. Evaluate the replacement of lighting fixtures,
windows, and heating and cooling systems with more
energy efficient equipment; and
e. Evaluate water conservation measures, such as lowflow toilets and faucets.
Evaluate the adoption of environmentally preferable
purchasing policies for products and services.

Ongoing
Activity

X

X

X
X

X

X

X

X
X

X
X

Economic Development Policies
7.1 Enhance the Product: Further develop assets and initiatives in
key areas that support the area's desire to attract and grow more
high-quality economic activities and the support the current and
future residents of Charles County.
7.2 Execute Effectively: Build a focused economic development
service delivery mechanism for existing and potential businesses
in the County and collaborate with other municipal economic
development entities to work more seamlessly and present a
unified brand to external clients.
7.3 Tell the Story: Share Charles County's business opportunity story
with targeted internal and external audiences.

12

X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

Economic Development Action Items
1

2

3

4

5

6

Develop sustainable funding sources to improve the
County’s economic development infrastructure and identify
catalytic programs to use the monies effectively;
Ensure that the locations and zoning of commercial and
industrial land continue to support business growth and
attraction;
Maintain flexibility in land use and location decision-making
to accommodate any significant economic development
opportunity that may arise;
Utilize an array of incentives, as appropriate, to attract
targeted industries and maintain competitiveness throughout
the region;
Prepare the workforce for jobs of the future by providing
educational opportunities targeted to improved occupational
preparation;
Continue to foster a positive working relationship between
the County and the Navy in order to capitalize on the role of
the naval facilities as a major employer, and as a source of
new commercial technology and local spending;

X

X

X

X

X

X

7

Protect the interests of the Naval Support Facility-Indian
Head Division, including the Center for Energetics and other
tenant commands on the Naval Support Facility-Indian
Head, and promote on and off base expansion and the related
public and private development;
8 Ensure the County remains positioned to accommodate
desired economic growth by monitoring market conditions
and industry trends;
9 Support the extension of a high capacity transit service to
connect to the regional metro system; and,
10 Continue to participate in broadened regional economic
planning efforts, such as the Metropolitan Washington
Council of Governments Board of Directors and various
committees and studies, as well as the Tri-County Council
for Southern Maryland's programs.

Transportation Policies
Roadway/Network Capacity
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X

X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

8.1 Direct the highway program toward the preservation of peak

period capacities at acceptable levels along arterials such as
US 301, MD 210, MD 228, and MD 5 through the careful
application of access management and the development of a
supporting network to separate local traffic.
8.2 Require land developers to pay for any alterations,
improvements, or additions to public roads and other
facilities that will be needed to support the proposed
development and will not be provided by normal County
programming, including, but not limited to roads, entrances,
deceleration and turning lanes, inter-parcel connections for
subdivisions, signals, and park-and-ride lots.

X

X

8.3 Continue to pursue inter-jurisdictional efforts to address

8.4

8.5

8.6

8.7

8.8

transportation issues in key corridors especially US 301.
Land Use
Plan improvements to the overall County transportation
network to correspond to and support the overall land use
plan.
Concentrate transportation improvements in the form of new
roads and transit systems which support new development in
the County’s Development Districts.
Limit transportation improvements in Rural Conservation
and Agricultural Preservation Districts to essential capacity
improvements as well as maintenance and upgrading of nonstandard roads and under-capacity bridges. This objective
will provide for a safe and functional road system while
limiting development in these rural areas.
Multi-Modal Transportation
Reduce the number of trips by single occupancy vehicles
through Transportation Demand Management programs,
expanded commuter bus systems, ride-share programs,
carpool and vanpool programs, and additional park-and-ride
lots.
Promote and expand existing Transportation Demand
Management (TDM) programs including telecommuting and
teleservices which directly reduce commuter trips.
Examples of TDM programs include employee vanpool
programs, home-based ridesharing programs, local area
paratransit program, new and improved park and ride lots,
flexible work hours, transit-oriented developments, bicycle
/pedestrian facilities, and telework centers.
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X

X

X

X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

8.9 The County supports the continued operation and expansion

of Maryland Airport, and land use and zoning changes to
lands surrounding the Airport to facilitate commercial
and economic development for the Airport and
surrounding area.
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X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Capital Programming, Coordination
8.10 Structure the financial policy for the transportation system to
achieve the overall goals of the County. In addition to
federal and state funding sources, innovative mechanisms,
including private cooperation and financial support by
developers should be incorporated into financial policies.
8.11 Foster close coordination between the County, Maryland
Department of Transportation, and the Tri-County Council
for Southern Maryland on matters related to planning and
programming improvements transportation systems
management, and whenever necessary, pursue legislative
incentives on a coordinated basis.

Ongoing
Activity

X

X

Transportation Action Items
1. Develop a standalone Countywide Transportation Master
2.

3.

4.

5.

Plan for Charles County.
Develop a transportation model to help identify the
functional classification of roads, identify problem links in
the road network, and assist in preparing advanced planning
studies thereby supplementing the Comprehensive Plan and
the ongoing work of the Planning Commission.
Continue to develop access management plans for County
roads and incorporate these plans into the County road
ordinance.
Continue to coordinate with the State Highway
Administration on access management programs along US
301, MD 228, MD 5, and MD 210, and on a case-by-case
basis when new development and redevelopment plans are
proposed. Review access control policy along US 301 with
SHA in light of this 2012 Comprehensive Plan not including
a western US 301 bypass.
Preserve right-of-way and require road improvements
consistent with the Road Improvements Map, Functional
Classification Map, and the concept circulation plans to be
developed for specific areas. Sections 75, 76, and 83 of the
Subdivision Regulations provide for reservation and
dedication of right-of-way and roadway upgrades and
Section 38 of the Zoning Ordinance limits construction of
buildings in planned acquisition limits.
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X

X

X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

6. Continue to develop advanced planning studies in priority

areas to prepare conceptual plans, identify future roadway
corridors, existing roadways to be improved, and other
measures such as access management, or transit
improvements. This will allow the County to use the
Adequate Public Facilities requirements, subdivision
regulations, and zoning ordinance requirements to preserve
right-of-way and implement improvements in an orderly
manner over time.

X

7. Implement the recommendations of the 2012 Bicycle and

Pedestrian Master Plan. Implement needed
pedestrian/bicycle improvements in existing communities
and incorporate pedestrian-bicycle facilities into future road
projects using Figure 8-5 as a guide for location.

X

8. Include a new hiker-biker trail to replace phases V, VI and

VII of the Cross County Connector road project in the
Bicycle and Pedestrian Master Plan and for future Capital
Improvement Program (CIP) funding.

X

9. Preserve right-of-way for future transit ways and acquire

parking lots/park and ride sites at future rail stations.
Locations are shown in the Waldorf Urban Design Study.
10. Incorporate VanGO into reviews for new residential and
commercial development along existing and future transit
routes. The role would include:
· Ensuring that new development is designed to
accommodate transit services.
· Identifying new transit trip generators.
· Planning for pedestrian and bicycle access around bus
stops.
11. Participate in the Metropolitan Washington Council of
Governments’ Transportation Planning Board to coordinate
local policies and improvements with regional transportation
plans and programs.
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X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

Community Facilities and Services
General:
9.1 Require developers to fully pay for or provide the added
public facilities necessary to support their developments
when planned County facilities programming will not result
in the timely provision of the services that would support the
proposed development. These include but are not limited to,
schools, parks, roads, and sewer/water facilities.

X

9.2 Plan community facilities with the capability of adaptive use

9.3
9.4

9.5

9.6

and reuse. Examples include converting school buildings to
accommodate before and after-hours uses such as child care
and recreational activities, multi-use public auditoriums, and
health clinics.
Education:
Continue to implement the annual Educational Facilities
Master Plan.
Continue to pursue a variety of strategies to avoid
overcrowding and ensure provision of school facilities when
needed including forward funding facilities, developer
agreements, Adequate Public Facilities requirements, and
other non-traditional types of construction funding.
Continue to coordinate the school construction program
closely with available school capacities in the County’s
housing unit allocation system analyses.
Continue to work with the Town of La Plata to ensure that
growth in the town works in tandem with area wide school
capacity and enrollment, and housing unit allocation
considerations.
Parks and Recreation

X

X

X

X

X

9.7 Develop a high-quality public parks and recreation system

with adequate space and facilities, providing an appropriate
mix of recreation activities for County residents.
9.8 Seek to provide 30 acres of parks, recreation and open space
land per 1,000 population, consistent with State goals.
9.9 Implement the recommendations of the adopted Land

Preservation, Parks and Recreation Plan.
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X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Fire, Rescue and Medical Services
9.10 Support the Charles County Volunteer Firemen’s
Association and volunteer fire departments to implement
improvements that would reduce public protection class.
9.11 Install dry hydrants at reliable water supplies in rural areas.
9.12 Implement the recommendations of the adopted five-year

Hazard Mitigation Plan.
Public Safety
9.13 Continue programs such as “COP" (Community Oriented
Policing), neighborhood watch, and other programs which
seek to reach out directly to citizens and communities.
9.14 Incorporate design for community safety into land use
decision-making. Design considerations may include
lighting and open space, vehicle and pedestrian access,
visibility, and location of entrances and exits.
Public Libraries
9.15 Continue to maintain information sharing and coordination
through the Southern Maryland Regional Library
Association, the Maryland Library Association, and the
Division of Library Development and Services of the
Maryland State Department of Education.

Ongoing
Activity

X
X
X

X

X

X

9.16 Include Charles County’s local educational institutions, the

Charles County Board of Education and the College of
Southern Maryland in cost sharing efforts.
Solid Waste
9.17 Explore the feasibility of municipal solid waste collection in
the development district.
9.18 Expand the County's recycling program. Expansion will be
needed to continue to meet the County’s recycling goals.
Special emphasis needs to be on residential,
commercial/industrial, and institutional recycling and yard
waste composting.
9.19 Explore the feasibility of alternate waste disposal
technologies in a public/private partnerships including
transfer facilities. Zoning regulations may need to be
adjusted to allow certain types of facilities that are currently
not permitted.
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X

X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

9.20 Study potential ways to expand the life of the county’s

landfill through integrated waste management practices
including solid waste composting, waste densification, and
alternative disposal sites such as rubble fills and/or recycling
facilities.

X

Community Facilities and Services Action Items
1. Continue to work with the College of Southern Maryland on

its new campus in Hughesville.
2. Work with multiple agencies and the Town of La Plata on
the LPPRP’s recommendation for a program of multi-service
centers/community centers.
3. Continue to review the need for new fire/EMS stations every
five years. Sites recommended in the 1995 Fire, Rescue and
EMS Comprehensive Plan with implementation not started
are in Beantown, and Bryantown.

X

X

X

4. Review the Sheriff's department space needs on an ongoing

5.
6.

7.

8.

basis. As the county grows additional staff and space needs
are likely, particularly in the Waldorf area.
Work with the Sheriff's Office to locate a facility for police
vehicle operations qualification.
Work with the Charles County Public Library to identify a
suitable replacement site for the La Plata branch library and
expansion plans.
New County landfill. The existing landfill is expected to
have capacity through at least 2030. The next
Comprehensive Solid Waste Management Plan will be
prepared during the life of this Comprehensive Plan and
should evaluate the need to begin planning for a replacement
landfill.
Explore the feasibility of developing a landfill gas-to-energy

project for the county landfill.
9. Study the potential of impact fees as an equitable way to pay
for infrastructure needs.
10. Study and recommend potential changes to the provisions
for adequate public facilities and other tools for providing
community facilities to improve the effectiveness and
efficiency of such systems (see Section 9.8).
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X

X

X

X

X
X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

Community Development Policies
Enhancing Community Character
10.1 Continue to seek improvement in the design quality of

10.2

10.3

10.4

10.5

10.6
10.7

10.8

10.9

development in the county.
Villages
Continue planning, revitalization and enhancement efforts in
targeted villages.
Housing
Provide a mix of various housing types within the
development district to accommodate a wide range of
housing options and income levels. This will be reviewed in
the Planning Commission’s Annual Report.
Serve the homeless, with special attention on servicesupported transitional housing and permanent housing for
family households.
Develop a variety of elderly care facilities such as, but not
limited to, independent living facilities, assisted living
accommodations, and retirement communities.
Create an effective Moderately Priced Dwelling Unit
(MPDU) program.
Seek greater housing diversity in the development district
and villages.
Waterfront Development
Seek opportunities to increase public access to Charles
County shoreline while recognizing Benedict, Port Tobacco
and Aqualand as key priorities.
Historic Preservation
Make use of a broad range of preservation tools and
strategies to permanently protect the County’s most
significant historic assets. Develop programs and strategies
to educate the public about heritage resources and their
preservation.

X

X

X

X

X

X
X

X

X

10.11 Continue efforts to document and permanently protect

historic structures and archaeological resources, including
updating the 2004 Historic Preservation Plan as needed.
Scenic and Historic Roads and Landscapes
10.12 Preserve targeted scenic and historic roads, byways and
landscapes as a key feature of rural and local character.
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X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Heritage Tourism, Planning and Development
10.13 Seek to preserve and enhance key heritage tourism sites as
an economic development asset and as an amenity for its
citizens.

Ongoing
Activity

X

Community Development Action Items
1.
2.

3.

4.

5.

6.

7.

8.
9.

10.

Enhancing Community Character
Implement the Waldorf Urban Redevelopment Corridor
(WURC) recommendations.
Develop a Sub-Area Plan for the Newburg-ClifftonAqualand area, including the Potomac River Crossing.
Villages
Work with the communities of Bel Alton,
Newburg/Cliffton/Aqualand area, and Nanjemoy to develop
area plans for those villages, using this chapter as a basis of
further discussion.
Implement the Hughesville Village Revitalization Plan, the
Benedict Waterfront Village Revitalization Plan and the Port
Tobacco Village Plan.
Waterfront Development
Implement the waterfront access recommendations in the
Charles County Land Preservation Parks and Recreation
Plan.
Continue to seek waterfront access opportunities in Port
Tobacco, Aqualand, and Benedict.
Housing
Periodically revisit and update the Housing Supply, Demand
and Zoning Options Analysis and respond accordingly based
on the findings at that time.
Update the County’s 2005 Community Development
Housing Plan.
Continue programs and policies to upgrade existing
substandard housing, both rental and owner-occupied,
through private and public actions.
Examine options for increasing housing diversity within the
development district and villages to include accessory
apartments and live-work units.
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X
X

X

X

X

X

X

X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

11. Conduct an Affordable Housing Technical Assistance

12.

13.

14.

15.
16.

17.
18.

19.

Program report working with community and county leaders,
developers and stakeholders such as the Housing
Association of Non Profit Developers, and the Southern
Maryland Association of Realtors and a team of
professionals from an organization such as the Urban Land
Institute, or the American Planning Association in order to
develop specific action items that result in a greater supply
of low to moderate income housing for the residents of
Charles County.
Continue County settlement expense financial assistance
loan programs and policies to assist existing Charles County
income eligible residents as first time home buyers and to
consider home ownership in existing residential
communities, and future mixed use communities in Charles
County. Preservation
Historic
Actively seek local landmark designations to protect
significant historic resources through outreach, marketing,
and the development review process.
Incorporate the review for impacts to significant
archaeological resources during the development process.
Scenic and Historic Roads and Landscapes
Develop conservation priority mapping for key historic sites
and scenic/historic views and vistas.
Explore the most appropriate means to prevent adverse
impacts on the Mount Vernon viewshed. These means could
include an overlay zoning district covering the viewshed
within which development would be subject to special
reviews and regulations such as height limits, tree planting,
and building siting.
Develop design guidelines or other such means of protection
for key historic corridors and districts.
Update the Highway Corridor (HC) Zoning Regulations §
297-147 to delete MD 205, now MD 5, and to add MD 5
Business).
Coordinate the review and approval of future development
and redevelopment plans located on County Scenic and
Historic Routes and State Scenic Byways with local byway
management entities and the Maryland Scenic Byways
Program.
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X

X

X

X

X

X

X

X

X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

Ongoing
Activity

20. Utilize the guidance provided in the Religious Freedom

Byway Management Plan , the Star-Spangled Banner
National Historic Trail and Scenic Byway Comprehensive
Management Plan and Corridor Management Plan and
Environmental Assessment , the Context Sensitive Solutions
for work on Maryland Scenic Byways document, and The
Southern Maryland Heritage Area Heritage Tourism
Management Plan to as part of the review and approval of
future development and redevelopment plans located on
County Scenic and Historic Routes and State Scenic
Byways.
Heritage Tourism, Planning and Development
21. Continue to support village revitalization and destination
development in Benedict and Port Tobacco.
22. Utilize available grants from State and Federal partners to
enhance targeted heritage tourism assets and amenities.

X

X
X

Agriculture, Forestry and Fisheries Policies
Priority Preservation
PPA 1 Protect and preserve 80% of the remaining undeveloped
lands within the designated PPA.
PPA 2 Prioritize land preservation acquisitions through the MD
Agricultural Land Preservation Foundation (MALPF) and
County Purchase of Development Rights (PDR) Programs in
the PPA
PPA 3 Fully fund agricultural land preservation programs to
maximize the ability to leverage matching funds from
MALPF and to purchase and retire a consistent number of
transferrable development rights annually.
11.1 Agriculture, forestry, and fisheries are core targeted
industries essential for job creation and the future quality of
life of county residents. Minimize conflicts with other uses,
especially residential.
11.2 Maintain the farmer's right-to-farm.
11.3 Support marketing programs for the County’s diverse

agricultural offerings.
11.4 Assist farmers to maintain an economically viable

agricultural and forest industry.

X

X

X

X

X
X
X

11.5 Support the ability of commercial watermen and recreational

fishermen to have access to sustainable fisheries.
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X

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years
11.6 Focus agricultural preservation programs to those areas with

a land use and zoning of Agricultural Conservation and
designated Priority Preservation Areas (PPA).

X

Agriculture, Forestry and Fisheries Action Items
1. To supplement the existing land preservation programs the

2.

3.

4.

5.

County offers, create a county purchase of development
rights program using bond funding, a county transfer tax
and/or additional sources to insure a dedicated funding
source for the program. If a transfer tax is utilized, 50% of
the money could be used for land preservation and 50%
could be used to fund infrastructure in Priority Funding
Areas to promote growth away from resource based
industries. Assign the Agricultural Land Preservation
Advisory Board authority to oversee and make
recommendations regarding operation of the program.
Explore the use of a revolving loan fund for land trusts to
acquire and protect properties in farming areas. Establish a
budget sufficient to start this preservation tool.
Revise the TDR program to incentivize their use, including
amendments to the Forest Conservation Ordinance to allow
TDRs from forested properties to satisfy requirements of the
Forest Conservation Act. Continue to designate productive
agricultural and forest land as sending areas for TDRs.
Establish a workgroup to examine ways to balance TDR
supply and demand as related to sending and receiving areas
and make specific recommendations.
Expand the function and role of the existing Agricultural
Land Preservation Advisory Board to monitor issues related
to agriculture, forestry and fisheries. Include a charge to the
Board to meet with state and local agencies that work with
these natural resource based industries and report at least
annually to the County Commissioners.
Conduct a review of regulations to make it easier for
agriculture, forestry and seafood businesses to prosper,
including:
a. Policies for agricultural worker housing.
b. Allowing processing facilities for livestock.
c. Promoting the development of Charles County’s forest
industry.
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X

X

X

X

X
X
X

Ongoing
Activity

Comprehensive Plan Implementation Schedule
Medium
Long
Short Term,
Term, 4-6 Term, 71-3 years
years
10 years

6.

7.

8.
9.

10.

11.
12.
13.

d. Amending the zoning ordinance to specifically allow
value added processing, agritourism, and ecotourism
uses.
Consider developing an area plan for key rural and ecosensitive areas, to support implementation of the
Comprehensive Plan and the Land Preservation, Parks, and
Recreation Plan.
Work closely with the Southern Maryland Agricultural
Development Commission (SMADC) to grow the
agricultural, forestry and seafood economies in Charles
County and Southern Maryland. Consider hiring a full time
Agricultural Marketing Specialist if the role of SMADC
diminishes.
Review the County’s Right to Farm Ordinance to insure it is
current and works to retain farm owner’s property rights.
Work with the Board of Education to encourage agriculture
classes in the public schools and the return of the Future
Farmers of America Program.
Review regulations and recommend changes that would
assist in retaining family members who continue farming
operations.
Explore methods to retain large contiguous tracts of forest
and discourage their fragmentation.
Promote sustainable forest industries and the use of forest
stewardship planning throughout the County.
Encourage aquaculture enterprises, including the
participation in the MD Department of Natural Resource’s
Oyster Gardening Program.
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Ongoing
Activity

X

X

X

X

X

X

X
X

X

Chapter 8
Transportation

Goals and Objectives
Overarching goal

Roadway Network/Capacity

Land Use

Transit

Bicycle & Pedestrian Facilities

Issues and Policy Considerations

•

•

•

•

•

•

•

•

•

•

Transportation Planning Concepts

Transportation Modes

Capacity

Level of Service

Functional Classification

Existing Conditions and Trends
Roads, Motor Vehicle Traffic
Traffic Volumes

Table 8-1

Traffic Counts for Major Selected Roads, 1994 to 2011
Annual Average Daily Traffic (AADT)
Change
1994 to 2003
Number

2003 to 2011

Location

1994

2003

2011

%

Number

%

US 301 north of Prince George’s
County line

66,375

81,325

82,341

14,950

23

1,016

1

US 301 north of MD 228

45,350

57,350

58,931

12,000

26

1,581

3

US 301 La Plata

30,950

33,575

38,411

2,625

8

4,836

14

US 301 at Nice Bridge

13,804

16,643

18,021

2,839

21

1,378

8

MD 210 north of Bryans Road

17,576

27,675

24,292

10,099

57

-3,383

-12

MD 5 east of MD 488

28,450

42,775

36,840

14,325

50

-5,935

-14

Figure 8-1

Traffic Volumes for Major Highways

Commuter Patterns

Ridesharing/Commuter Assistance Services

Adequate Public Facilities Requirements

Table 8-2

APF Level of Service Standards

Comprehensive Plan District

Peak hour

Development District

C

Town Centers/Urban Core

D

Village Centers

C

Rural/Agricultural Conservation District and Others

B

Access Controls

•

•

•

•

Partial Control of Access

•
•
•

Access Management

US 301

Local Traffic Safety Plan

Pedestrian and Bicycle Facilities

•
•
•
•
•

Transit Planning

•

•

Bus Service

Commuter Bus Service

Table 8-3

Commuter Bus Routes Serving Charles County

Route
MTA

WMATA

Trips per day
(2012)

From

To

901

La Plata/Waldorf

Washington D.C.

61

903

Charlotte Hall/Waldorf

Washington D.C.

14

905

Charlotte Hall/Waldorf

Washington D.C.

47

906

Waldorf

Washington D.C.

12

907

La Plata/Waldorf

Washington D.C.

16

W19

Indian Head

Southern Avenue Metrorail

31

Local Bus Service

•

•

Figure 8-2

Transit

Table 8-4

VanGO Ridership
Annual Ridership
FY 1998

FY 2001

FY 2004

FY 2012

Fixed/Deviated Fixed Route

42,360

146,326

388,587

744,516

Demand Responsive

18,460

20,336

19,288

29,413

Total Ridership

60,820

166,662

407,875

733,929

Park-and-Ride Lots

•

•

•

•

•

•

•

•

•

Freight Rail Service

Air transportation

Water transportation

Transportation System 2040
Future Highway Improvements

•
•
•

•

•

•

•

•

•
•
•

Pedestrian and Bicycle Facilities

Table 8-5
Number

Road Improvements
Project

Description

Funding Source/ Plan
Document

Ped/Bike
Route

Time
Frame

Funded Projects
County Projects
C-1

Old Washington Road

Reconstruct as Urban Major Collector from south of MD 5 Bus. to
Substation Road

Waldorf Urban Transport.
Improvement Plan (WUTIP), CIP

Yes

Short

C-2

Acton Lane (Central)

Reconstruct as Urban Major Collector from US 301 to CSX Rightof-Way, consistent with the Waldorf Sub Area Plan and WUTIP.

WUTIP, CIP

Yes

Short

C-3

Acton Lane (West)

Upgrade from Western Parkway northwest to the County line to
improve capacity and safety.

CIP

C-4

Acton Lane (East)

Construct as Urban Major Collector from CSX Right-of-Way to MD
5 Mattawoman Beantown Road, with connections to Post Office
Road Extended and White Oak Road (See C-11)

1997 and 2006 Comprehensive
Plans, Developer

C-5

Billingsley Road

Corridor Study to evaluate safety and geometric improvements
from Middletown Road to MD 227

CIP

C-6

(project removed from
funding)

C-7

Western Parkway

New 4-lane arterial road between Acton Lane and US 301.
To be built in phases:
Phase II Acton Lane to Pierce Road
Phase III Pierce Road to US 301

CIP

Yes

Short

C-8

Mill Hill Road

Extension from Davis Road to Smallwood Dr. West (see CIP
Project #C-21).

CIP

Yes

Short

C-9

McDaniel Rd

Reconstruct as major collector and extend from Hallmark Lane to
Constitution Drive.

1997 Comprehensive Plan,
Waldorf Sub-Area Plan,
Developer,

Yes

Short

C-10

Demarr Road

Improve US 301 Demarr Road intersection & reconstruct roadway
as major collector (White Plains Business Park & future Transit
Oriented Development).

CIP, Developer

Yes

Short

C-11

Post Office Road Extended

Extension of Post Office Road from MD 5 Bus. to north of Acton
Lane (East) as a major collector (formerly Eastern Parkway, 1997
Comprehensive Plan) with major collector connections to White
Oak Road and MD 5 via Acton Lane.

1997 and 206 Comprehensive
Plans, Waldorf Sub-Area Plan,
WUDS, CIP, Developer

Yes

Mid

Short
Yes

Short

Short

Table 8-5

Road Improvements
Funding Source/ Plan
Document

Ped/Bike
Route

Time
Frame

Number

Project

Description

C-12

Demarr Road

Reconstruct Demarr Road to provide adequate access for
industry-related traffic as a major collector.

CIP

C-13

Middletown Road

Reconstruct from the completed section of the Cross County
Connector to MD 227. Study to determine capacity /road design
prior to design/construct.

CIP

Yes

Mid

C-14

Turkey Hill Road

Part 1: Reconstruct/realign from MD 227 to US 301. Study to
determine alignment/capacity prior to design/construction
Part 2: Realignment to eliminate sharp 90 degree bend.

CIP

Yes

Mid

C-15

Hamilton Road

Reconstruct between Western Parkway and Acton Lane.
Complete feasibility study to determine necessary improvements
prior to design/construction.

CIP

Yes

Mid

C-16

Holly Lane West

Extension/overpass between Post Office Road extended (former
Eastern Parkway) and Western Parkway.

CIP

Yes

Mid

C-17

Radio Station Road

Reconstruct from MD 488 to Rosewick Road.
Phase 1: Reconstruct as 4-lane boulevard; create 4-way
intersection at Jaybee Lane (short term)
Phase 2: Reconstruct as 4-lane parkway (long term)

CIP

Short

Short
Long

C-18

Stavors Road

Upgrade road to support traffic volumes & provide safety
improvements.

CIP

Short

C-19

Bryans Road Town
Common

Construct a traffic circle and green/park area in Bryans Road
Town center.

CIP, State CTP

Short

Projects in Active Planning
State Projects
S-1

US 301 Corridor Study

Upgrade of existing US 301; interchanges along US 301 and at MD
5/St. Charles Parkway. Include consideration of additional lanes
between Smallwood Drive and MD 227. Interim improvements
needed to improve traffic flow; potential congestion
management study.

CTP, US 301 Study;
Comprehensive Plan.

Yes

Mid

S-2

MD 5 Bus. at Hughesville
(Streetscape)

Construct streetscape on existing MD 5 Bus. (a.k.a. MD 625)
consistent with Hughesville Revitalization Plan, to include
parking, lighting, lane redesign and bike-ped accommodations.

Comprehensive Plan, CTP

Yes

Short

Table 8-5

Road Improvements
Funding Source/ Plan
Document

Number

Project

Description

S-3 (not
shown on
Figure 8-3)

Intersection Evaluations

Evaluate the need for new traffic signals or intersection
controls/modifications at County and/or State intersections.

Comprehensive Plan, CIP, CTP

Ped/Bike
Route

Time
Frame
On-going

County Projects
C-20

Jaybee Lane

Rosewick Road to US 301. Upgrade to provide an alternative
north-south route from US 301 into La Plata. Study to determine
capacity /road design prior to design/construct.

Transportation Strategy, CIP

Yes

Mid

C-21

Smallwood Drive

Extension of Smallwood Drive between Middletown Road and
Mill Hill Road. Envisioned in Waldorf Sub-Area Plan as a revision
of the 1997 Comprehensive Plan project C-23 to extend
Smallwood Drive to MD 228

CIP

Yes

Mid

C-22

Camp Hedges Place

Extension of Camp Hedges Place between MD 210 and MD 227.
Developer built. Allows Marshall Hall traffic to bypass Bryans
Road Town Center.

CIP, Developer

Yes

Mid

Longer Range Planning Projects
State Projects
S-4

MD 227

Reconstruct (2 lanes) between MD 210 and US 301. Complete
feasibility study to evaluate auxiliary lanes, shoulders and
drainage improvements prior to design and construction.

HNI

Yes

Mid

S-5

MD 229

Reconstruct (2 lanes) between MD 227 and MD 228. Complete
feasibility study to evaluate auxiliary lanes, shoulders and
drainage improvements prior to design and construction.

HNI

Yes

Mid

S-6

MD 5 – US 301

Construct an interchange

HNI

Mid

S-7

MD 5 – MD 5 Bus

Construct an interchange

HNI

Mid

S-8

MD 6 – US 301

Intersection improvements/reconstruction. Evaluate and
accommodate lane capacity in all directions/approaches

HNI

S-9

US 301

Potomac River to south of La Plata - access control
improvements

HNI

S-10

MD 210

MD 225 to County line: divided highway reconstruct, access
control improvements, auxiliary lanes, and intersection
improvements

Comprehensive Plan

Yes

Mid
Long

Yes

Long

Table 8-5

Road Improvements
Funding Source/ Plan
Document

Ped/Bike
Route

Time
Frame

Number

Project

Description

S-11

MD 225

MD 210 to US 301: multi-lane reconstruct. Complete feasibility
study to evaluate auxiliary lanes, shoulders and drainage
improvements prior to design and construction.

HNI

Yes

Long

S-12

MD 5

Between St. Mary’s County line and MD 5 Business. Divided
highway reconstruct with access control

HNI

Yes

Long

S-13

MD 6

MD 344 to east of Wards Run. Two-lane reconstruct. Complete
feasibility study to evaluate auxiliary lanes, shoulders and
drainage improvements prior to design and construction.

HNI

Yes

Long

S-14

MD 425

Reconstruct (2 lanes) between MD 6 at Grayton (south of
Nanjemoy) and MD 6 at Ironsides. Complete feasibility study to
evaluate auxiliary lanes, shoulders and drainage improvements
prior to design and construction.

HNI

Long

S-15

MD 425

Reconstruct (2 lanes) between MD 224 and MD 6 at Ironsides.
Complete feasibility study to evaluate auxiliary lanes, shoulders
and drainage improvements prior to design and construction.

HNI

Long

S-16

MD 257

Reconstruct from US 301 to MD 254. Complete feasibility study to
evaluate auxiliary lanes, shoulders and drainage improvements
prior to design and construction.

Comprehensive Plan

Yes

Long

S-17

MD 231

Reconstruct from Patuxent River Bridge (Benedict) to MD 5.
Complete feasibility study to evaluate auxiliary lanes, shoulders
and drainage improvements prior to design and construction.

HNI

Yes

Long

S-18

MD 925

Increase capacity/reconstruct to Urban Major Collector from
vicinity of Terrace Drive to MD 5 Business, consistent with the
Waldorf Urban Transportation Improvement Plan.

Comprehensive Plan, WURC,
WUTIP

Yes

Mid

S-19

MD 228

Feasibility Study to determine the design & impacts of a 6-lane
reconstruction from MD 210 to US 301.

HNI

Yes

Mid

S-20

Governor Harry Nice
Bridge

Replace bridge with 4 lane structure, including hiker/biker
accommodations.

Comprehensive Plan

Yes

Long

Reconstruct as an Urban Major Collector between US 301 and
MD 5, consistent with the Waldorf Sub-Area Plan.

1997 Comprehensive Plan

County Projects
C-23

(project removed from
funding)

C-24

Substation Road

Mid

Table 8-5

Road Improvements
Funding Source/ Plan
Document

Ped/Bike
Route

Time
Frame

Number

Project

Description

C-25

Mitchell Rd

Reconstruct from US 301 to MD 225. Complete feasibility study to
evaluate auxiliary lanes, shoulders and drainage improvements
prior to design and construction.

1997 Comprehensive Plan

C-26

Piney Church Road

MD 488 to MD 5. Upgrade (4 lanes plus realignment)

1997 Comprehensive Plan,
Waldorf Sub-Area Plan

Yes

Mid

C-27

Bumpy Oak Road

Reconstruct from MD 224 and MD 225. Complete feasibility study
to evaluate auxiliary lanes, shoulders and drainage improvements
prior to design and construction.

1997 Comprehensive Plan

Yes

Mid

C-28

Quailwood Parkway

Extend Quailwood Parkway between MD 225 and Rosewick Road.

1997 Comprehensive Plan. Vision
Plan for Greater La Plata.

C-29

Holly Tree Lane

Extension/overpass between Post Office Road extended (former
Eastern Parkway) and Western Parkway.
Holly Lane and Holly Tree Lane are envisioned as overpasses of
US 301 (not an interchange) allowing local traffic to cross US 301
between interchanges. Extensions to new Post Office Road
involve a railroad crossing. If this is not feasible, eastern terminus
should be Old Washington Road.

1997 Comprehensive Plan,
Waldorf Sub-Area Plan

Yes

Long

C-30

Poplar Hill Road

Reconstruct from MD 5 to Malcolm Road/Iowa Road. Complete
feasibility study to evaluate auxiliary lanes, shoulders and
drainage improvements prior to design and construction.

2006 Comprehensive Plan

Yes

Long

C-31

Wheatley Road/Olivers
Shop Road

Reconstruct from MD 6 and MD 231. Complete feasibility study
to evaluate auxiliary lanes, shoulders and drainage improvements
prior to design and construction.

2006 Comprehensive Plan

Yes

Long

C-32

Gallant Green Road,
Woodville Rd.

Reconstruct from MD 5 and Iowa Road. Complete feasibility study
to evaluate auxiliary lanes, shoulders and drainage improvements
prior to design and construction.

2006 Comprehensive Plan

C-33

Penns Hill Road

Reconstruct from MD 234 to MD 6. Complete feasibility study to
evaluate auxiliary lanes, shoulders and drainage improvements
prior to design and construction.

2006 Comprehensive Plan

Town of La Plata Projects

Mid

Long

Long

Yes

Long

Table 8-5

Road Improvements

Number

Project

Description

Funding Source/ Plan
Document

LP-1

MD 6 to Rosewick Road
(MD 6 connector)

New road between MD 6 and US 301 (Willow Lane to Heritage
Green Pkwy.), with branch up to Rosewick Rd.

HNI, La Plata Comprehensive
Plan, Waldorf Sub-Area Plan.

LP-2

Quailwood Parkway

Extension south of MD 6 to Old Stagecoach Road.

La Plata Comprehensive Plan

Ped/Bike
Route

Time
Frame

Yes

Mid

Figure 8-3A

Road Improvements

Figure 8-3B

Road Improvements Waldorf/La Plata Area Inset

Table 8-6

Functional Classification of Highways

Road/Class

From

To

Principal Arterial
US 301

Road/Class

From

To

MD 6

Rose Hill Rd.

US 301

MD 225

MD 210

La Plata

Minor Arterial
Entire length

Intermediate Arterial
MD 5

Entire length in Charles County

MD 488

MD 6

MD 5

MD 5 Business

Entire length in Charles County

Middletown Rd.

MD 228

Cross County Connector
(existing)

MD 6

US 301

St. Mary's County line

Mill Hill Road Ext.

Smallwood Dr. Ext.

Davis Road

MD 210

NSFIH

Prince George's County
line

Poplar Hill Rd.

MD 5

Covington Rd.

MD 228

Entire length in Charles County

Radio Station Rd.

MD 488

Rosewick Rd.

MD 231

MD 5

Rosewick Rd.

US 301

Cross County Connector
(existing)

MD 234

Entire length in Charles County

Saint Charles Pkwy.

Rosewick Rd.

MD 5

Cross County Connector
(existing)

Middletown Road

Saint Patrick’s Dr.

US 301

Cross County Connector
(existing)

Smallwood Dr. E.

US 301

St. Charles Pkwy.

Smallwood Dr. W.

Middletown Rd.

US 301

Western Pkwy.

US 301

St. Patrick’s Dr.

Patuxent River

MD 5

Major Collector
MD 6

MD 344

Rose Hill Rd.

Matthews Rd.

MD 227

MD 210

MD 224

MD 344

MD 225

McDaniel Rd.

Middletown Rd.

Smallwood Dr. West

MD 224

MD 225

MD 227

Middletown Rd.

Cross County Connector

MD 227

MD 227

Marshall Hall

US 301

Mill Hill Rd.

MD 228

Smallwood Rd. Ext.

MD 229

MD 228

MD 227

Mitchell Rd.

US 301

MD 225

MD 257

US 301

Rock Point

Oaks Rd.

County Line

Olivers Shop Rd.

MD 344

MD 224

MD 6

Old Washington Rd.

MD 228

Sub-Station Rd.

MD 381

MD 231

Prince George's County
line

Olivers Shop Rd.

MD 5

MD 6

MD 925

Cross County Connector
(existing)

MD 5 (Business)

Penns Hill Rd.

MD 6

MD 234

Billingsley Rd.

MD 227

Middletown Road

Piney Church Rd.

Renner Rd.

MD 488

Table 8-6

Functional Classification of Highways

Road/Class

From

To

Road/Class

From

To

Bryantown Rd.

Dr. Samuel Mudd Rd.

MD 5

Plaza Dr.

Western Pkwy.

US 301

Bumpy Oak Rd.

MD 224

MD 225

Plaza Drive
Pomonkey to Billingsley
Road

Western Parkway
MD 227

US 301
Billingsley Road

Burnt Store Rd.

Olivers Shop Rd.

MD 5

Post Office Rd.

St. Charles Pkwy.

MD Bus 5

Camp Hedges Place

MD 227

MD 210

Post Office Rd. Ext.

MD Business 5

Old Washington Rd.

Covington Rd.

Poplar Hill Rd.

Prince George's County
line

Quailwood Pkwy.

Old Stage Coach Rd.

US 301

Demarr Rd.

US 301

Rosewick Rd.

Renner Rd.

Piney Church Rd.

MD 5

Dr. Samuel Mudd Rd.

Poplar Hill Rd.

Bryantown Rd.

Springhill Newtown Rd.

MD 6

MD 301

Gallant Green Rd.

Woodville Rd.

MD 5

Sub-Station Rd.

MD 5

US 301

Hamilton Rd.

Western Pkwy.

Acton Lane

Trinity Church Rd.

MD 6

MD 234

Holly Lane

US 301

Western Terminus

Turkey Hill Rd.

MD 227
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Figure 8-6 Southern Maryland Transit Corridor Preservation Study

Figure 8-7 Charles County Transit Development Corridor
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Chapter 3: Land Use

Chapter 3
Land Use

Goals & Objectives

Land use plan

Changes from the 2006 Land Use Map

Revises the Agricultural Conservation (AC) Land Use District to designate an area south
of State Highway 6 in the southern county as such. This designation keeps the land use
density at one unit per three acres, but recognizes that it may not be possible to achieve
this density because of the Tier Map restrictions limiting development to minor
subdivisions on septic systems of no more than seven (7) lots regardless of parcel size.
However, the intent of this designation is to recognize the importance of farm and forest
lands in Charles County and to better prioritize farmland protection policies and
programs to this area to help preserve farmlands. (See Chapter 11, Agriculture,
Fisheries and Forestry for the PPA area map).
Reduces the Development District in the Waldorf area and Bryans Road by over 30,000
acres, redrawing it to match a revised Priority Funding Areas (PFA) in this vicinity. The
result of this is the need to rezone the remaining undeveloped lands to a lower and more
appropriate density outside of the Development District.
Revises the previously designated Industrial and Employment based land uses
around the Maryland Airport and for the Indian Head Science and Technology Park to
Watershed Conservation District in order to further protect water quality and the
Mattawoman Creek.
Reduces densities only in the major stream valleys of the rural areas in Agricultural
Conservation and Rural Conservation from one unit per three acres (1:3) to one unit per
ten acres (1:10).

1.

Development Districts

2.

Residential District

3.

•
•
•
•
•

Employment and Industrial Districts

Commercial and Industrial Floating Zone

4.

Commercial and Business Districts

5.

Mixed Use Districts

6.

Redevelopment District

Transit Corridor

7. Watershed Conservation District (WCD)

8. Villages

Table 3-1

Village Classification
Residential

Commercial

Mixed Residential /
Commercial

Small Scale – up to 50 acres
Bryantown

Dentsville

Issue

Gallant Green

Mt. Victoria

Ironsides

Tompkinsville

Simpson's Corner
Wayside
Welcome

Medium Scale - 50 to 150 acres
Faulkner

Glasva

Benedict

Port Tobacco

Nanjemoy

Rock Point

Newburg

Large Scale - 150 acres plus
Malcolm

Bel Alton

Morgantown

Cobb Island
Hughesville
Bryans Road

9.

Rural Conservation District (RC)

10.

Agricultural Conservation District (AC)

11.Suburban – Large Lot District (SL)

12.Rural Residential Districts (RR)

Other Land Use Plan Map elements
Protected Lands

Chesapeake Bay Critical Area

Waterfront Development

Incorporated Town Growth Areas

Federally owned lands – military installations

•
•
•
•
•

Figure 3-3 Naval Support Facility Indian Head - Military Awareness Area

Figure 3-4 Blossom Point Research Facility – Military Awareness Area

Figure 3-5 Naval Support Facility Dahlgren (King George County, VA) - Military Awareness
Area

Figure 3-6 Naval Air Station Patuxent River (St. Mary’s County, MD) - Military Awareness
Area

The Sustainable Growth & Agricultural Preservation Act of 2012. Land Use Tiers

•
•

•

•

Figure 3-7 Tier Map

Growth rate

Rights of Development, Grandfathering

Regional and inter-jurisdictional coordination

•
•
•
•

Summary

Table 3-2

General Guidelines for Residential Densities by Land Use District
Dwelling Units Per Acre

Comprehensive Plan Land
Use District

Base densities for the
respective district that
may be permitted by right

Anticipated average
densities for all residential
development in the district

Residential District

11

2 to 4 2

Mixed Use Districts

0 to 23

2 to 6 2

Per approved village plans

1-5

Suburban Large Lot

1

1

Rural Conservation

0.33

0.2

Agricultural Conservation

0.33

0.24

Village Centers

Watershed Conservation
Rural Residential
Redevelopment District/
Transit corridor (including
Mixed Use Districts)

0.05

0.054

0.33

0.2

12-154

14-245

Notes
1

2

3
4

The overall densities in the areas of St. Charles and Swan Point are determined by existing agreements and Zoning and Subdivision
Code restrictions. Densities in planned development will be determined on a case by case basis. WCD zoned areas within the
Residential District may have a density of one unit per twenty acres.
To achieve these average densities, per-site densities (dwelling unit yield) allowed in portions of each planning district will be higher.
Maximum residential densities may be achieved through floating zones, density bonuses of varying types, and/or transfer of
development rights
The zero figure reflects the fact that the base district in some mixed use districts is non-residential.
Although these land uses allow one unit per three (1:3) acres, the approved “Tier Map” restricts the total number of units
allowed on septic systems to minor subdivisions in Tier IV areas (conservation land uses), up to seven (7) units. Therefore, overall
gross density varies based on how much land is proposed for development

5

Zoning Code §297-96 Activity Center Zones; Waldorf Urban Design Study

Table 3-3

Land Use District Zoning District Consistency

Land Use Category Designation

Consistent Zoning Districts*

Residential

RR, RL, RM, RH, RO, PRD, MX, PMH, TOD, WCD

Watershed Conservation District

WCD

Employment & Industrial Park District

IG, IH, BP, MX, PEP, TOD

Commercial & Business District

CN, CC, CB

Mixed Use Districts

CC, CB, MX. (WPC & Docket #250 for Swan Point)

Redevelopment Districts

WC, AUC – Waldorf. CRR, CER, CMR – Bryan’s Road

Rural Conservation

RC, WCD

Agricultural Conservation

AC, WCD

Rural Residential

Rural Residential (RR) to be revised, updated.

Suburban – Large Lot

Currently RR, to be rezoned SL to be a new zoning district.

Incorporated Towns

(See La Plata and/or Indian Head Zoning Codes)

Transit Corridors

CN, CC, CB, Transit Corridor = MX, TOD

Protected Lands

Per underlying zoning

Military or Federally Owned Lands

RC ( Federal Jurisdictions)

Chesapeake Bay Critical Area

IDZ, LDZ, RCZ (and underlying zones)

Villages

RV, CV, MX, PEP (or village master plan zoning)

St. Charles Area

PUD*

Policies

•
•
•

Actions

Examine opportunities to transfer the Priority Funding Area (PFA) designations
for the small sites located within the Cobb Neck Area to the larger NewburgCliffton-Aqualand Sub-Area Plan as needed once the plan has been adopted.

Rezone vacant residential properties that were removed from the Development
District in this plan to a lower density in order to limit sprawl development and
protect water resources.
Coordinate with the State of Maryland to establish a new Nanjemoy-Mattawoman
Rural Legacy Area.
Rezone major stream valleys to one unit per ten acres (1:10).
Rezone the Watershed Conservation District lands to one unit per twenty acres
(1:20).
Develop new zoning to facilitate development of compatible commercial and
employment uses on lands in the vicinity of the airport, to support airport
operations and future expansion.
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