
 
 

Planning Commission 
Regular Meeting 

November 4, 2025, 6:00 PM 
Council Chambers, La Plata Town Hall 

305 Queen Anne St 
La Plata MD 

 
Agenda  

1. Call to Order 

 1.1. Attendees, please use meeting courtesy. Virtual attendees are asked to mute microphones 
when joining the meeting. Participants may be muted by the Town Clerk and meetings will be 
recorded. 
 
In accordance with the Open Meetings Act, the public has the right to view/listen to the 
discussion only. At their discretion, the Planning Commission may allow participants to voice 
questions or provide comments on the topics under discussion. Written comments may be 
submitted via e-mail to Legislative@townoflaplata.org. Members of the public wishing to 
address the Planning Commission in person may sign up in advance via the town webpage or 
upon arrival at the Council Chamber. 
 
Join the meeting now 
Meeting ID: 222 254 925 982 
Passcode: QFnvoy 

 1.2. Call to Order 

2. Roll Call and Quorum Verification 

3. Approval of Minutes 

 3.1. Approval of minutes from meeting on October 7, 2025. 

4. Ex Parte Disclosure 

5. Public Comment 

  

6. Matters of Review and Approval 

 6.1. Major Subdivision 306-2018 
Project Location: West of Crain Highway, East of Buckeye Circle 
Applicant: Ron Rymer, Steeplechase Development Company LLC 
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Subject/Project No.: MJSUB 306-2018; Steeplechase 
Request: To approve a time extension for Major Subdivision 306-2018 

 6.2. Major Subdivision 606-2022 
Project Location: Northwest of La Plata Road and west of Radio Station Road 
Applicant: Lorenzi, Dodd & Gunnill, Inc. 
Subject/Project No.: MJSUB 606-2022; Agricopia 
Request: To approve a time extension for Major Subdivision 606-2022 

7. Matters of Discussion or Recommendation 

 7.1. Residential Street Widths in New Subdivisions (For Discussion) 

8. Matters of Information 

 8.1. Staff Report 

 8.2. Town Council Report 

9. Adjourn 

 9.1. Adjournment 
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TOWN OF LA PLATA 
Planning Commission Minutes 

October 7, 2025, 6:00 PM 
Regular Meeting 

Council Chambers, La Plata Town Hall 
305 Queen Anne St 

La Plata MD 
PRESENT: Chair Dawn Banks 

Vice Chair Jill Hudnell 
Councilman Paul Guttenberg 
Kyle Miller 
Emily Whale 

  
ABSENT: 

 

  
TOWN STAFF: Don Dooley, Director of Planning 

Celia Craze, Contract Planner (virtual) 
Melinda Adams, Stormwater Manager (virtual) 
Kelly Phipps, Director of Legislative Services 

  
GUESTS: Jeannine James, Mayor 

Tyjon Johnson, Councilman, Ward IV  
1. Call to Order 
 

Chair Banks called the meeting to order at 6:00 PM.  
 1.1. Attendees, please use meeting courtesy. Virtual attendees are asked to mute microphones 

when joining the meeting. Participants may be muted by the Town Clerk and meetings will be 
recorded. 
 
In accordance with the Open Meetings Act, the public has the right to view/listen to the 
discussion only. At their discretion, the Planning Commission may allow participants to voice 
questions or provide comments on the topics under discussion. Written comments may be 
submitted via e-mail to Legislative@townoflaplata.org. 
 
Join the meeting now 
Meeting ID: 222 254 925 982 
Passcode: QFnvoy 

 
  

2. Roll Call and Quorum Verification 
 

Chair Banks conducted roll call. Commissioner Jenkins, Alternate Member, was present but did not hold 
voting privileges.  

3. Pledge of Allegiance 
 

Commissioner Jenkins led all assembled in the Pledge of Allegiance.  
4. Approval of Meeting Agenda 
 

The commission approved the meeting agenda by consensus.  
5. Approval of Minutes 
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 5.1. Approval of minutes from meeting on September 2, 2025 
 

Councilman Guttenberg moved to approve the minutes as presented. 
Moved By: Paul Guttenberg, seconded by Jill Hudnell. 
Ayes: Chair Banks, Vice Chair Hudnell, Councilman Guttenberg, Whale 
Nays: None 
Abstained: Miller 
Absent: 
Passed  

6. Ex Parte Disclosure 
 

Commissioner Jenkins disclosed discussion of the fiscal analysis and the Adequate Public Facilities 
Ordinance (APFO) with Councilman Guttenberg and with the Town Manager via phone conversation.  

7. Public Comment 

  
 

No public speakers were present at this meeting.  
8. Matters of Review and Approval 
 

  
 8.1. La Grange Subdivision (Continued from September 2, 2025) 

Project Location: 203 Port Tobacco Road, La Plata MD (South side of Port Tobacco Road at the 
"T" intersection with Quailwood Parkway) 
Applicant: Charles P. Johnson & Associates, Inc. 
Subject/Project No.: MJSUB 05-2024; La Grange 
Request: To subdivide a 26.10-acre lot into 52 residential lots in the R-21 Zone to develop a Senior 
Living Community 

 
Ms. Craze provided an overview of the development to date. Nate Forman of the offices of O'Malley, 
Miles, Nylen, and Gilmore answered questions on behalf of the applicant and indicated that the applicant 
would be willing to provide a memorandum regarding the need to provide a traffic impact analysis. 
 
Councilman Guttenberg moved to approve Planning Commission Resolution 25-03 with the proposed 
draft conditions of approval, as presented by staff.. 
 
Moved By: Paul Guttenberg, seconded by Jill Hudnell. 
Ayes: Banks, Hudnell, Guttenberg, Miller, Whale 
Nays: None 
Abstained: None 
Absent: None 
Passed 
 
Councilman Guttenberg, Chair Banks, and Commissioner Miller expressed the need to discuss proposed 
right-of-way standards for subdivisions to better accommodate emergency vehicles and support public 
health, safety, and welfare. A policy to this effect might be adopted until such time as the ordinance 
could be amended.  

9. Matters of Discussion or Recommendation 
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 9.1. Presentation on Pinegrove Development Project by DR Horton and Rodgers Consulting 
 

Agents of DR Horton and Rodgers Consulting delivered a presentation on the Pinegrove Development. 
Steve Scott (Scott Law Group) 
Danielle Conrow (Rodgers Consulting Project Lead) 
Brian George (DR Horton) 
Kelsey Stewart (DR Horton; Amenities, Architecture) 
Loribeth Donnakey (Senior Landscape Consultant, Rodgers Consulting; Circulation, Landscape Design) 
Kelly Donovan (Rodgers Consulting; Environmental Stewardship) 
Steve Allison (Rodgers Consulting) 
Robert Engel (Lenhardt Traffic Engineering) 
Chris Lazaration (Rodgers Consulting)  

10. Matters of Information 
 

  
 10.1. Staff Report 
 

Director Dooley reported on the following projects and initiatives that will come before the Planning 
Commission at upcoming meetings: 

• The [Charles County Public] Library project; projected to come before the Planning Commission 
in January 2026 

• Pinegrove Neighborhoods G & J 
• Rosewick Apartments, Phase 2 

  
 10.2. Town Council Report 
 

Councilman Guttenberg reported on the following topics: 

• Prioritization of the Adequate Public Facilities Ordinance at the Town Council's priorities retreat 
on September 11, 2025. 

• The need for the Planning Commission to make timely recommendations to the Town Council to 
effect change. 

  
11. Adjourn 
 

  
 11.1. Adjournment 
 

  
  

  
 Submitted by: 
  
 _____________________________________ 

Kelly G. Phipps 
Director of Legislative Services 
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 TOWN OF LA PLATA 
 305 Queen Anne Street 

 Post Office Box 2268 

 La Plata, Maryland 20646 

  
 

PLANNING COMMISSION STAFF REPORT 
 

DATE: November 4, 2025 

TO: Honorable Chair and Members of the Planning Commission 

FROM: Don Dooley, Director of Planning 

APPLICANT: Ronald Rymer  

OWNER: Berkshire Homes, LLC / Steeplechase Development Company,LLC.   

PROJECT LOCATION: West of Crain Highway and east of Buckeye Circle in 
the Steeplechase Subdivision   

SUBJECT/PROJECT NO.: Time Extension for Major Subdivision 
(MJSUB) 306-2018   

REQUEST: To approve a one-year time extension (to December 6, 2026) for Major 

Subdivision (MJSUB) 306-2018. 

 
BACKGROUND 

In February 2005, the original 115.85-acre Master Site Development Plan (MSDP) was 
approved by the Town of La Plata for the Steeplechase Subdivision (“Subdivision”).  As 
originally designed and approved, Steeplechase consisted of 392 residential units to be 
developed in two phases. Phase 1 consisted of 193 units and Phase 2 consisted of 199 
units. A variety of housing types consisting of single-family (detached) dwellings, duplexes; 
and muti-story townhomes were incorporated into the development. 

By 2018, the Applicant acquired an adjoining 9.49-acre parcel of land contiguous to the 
Steeplechase Subdivision. The additional property was incorporated into the development 
as a third phase of Steeplechase. It consists of 189 units composed of 36 single-family, 
(detached) dwellings, 44 duplexes, 32 two-story townhomes; and 77 three story 
townhomes. 
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On December 6, 2022, the Planning Commission approved the Applicant’s preliminary plat 
map for the third phase of the Steeplechase Subdivision under the zoning classification of 
Planned Development – Steeplechase (PD-ST), through MJSUB 306-2018 by a vote of 3-
0-2-1 (Commissioners Banks and Mudd abstaining and Commissioner Bryant-Ward 
absent). A copy of the original staff report has been provided as Attachment No. 4 to this 
report. 

On December 5, 2023, the Applicant’s Preliminary Plat Map for Phase 3 had not yet been 
submitted for final plat map approval. Therefore, a one-year time extension (to December 
6, 2024) was granted for the project by the Planning Commission. A copy of the staff report 
for the time extension is included in Attachment No. 5. The Commission will find that the 
staff report is nearly identical to the original staff report in Attachment No. 4. 

No time extension could be located in Town records to demonstrate one was brought to 
the Planning Commission in 2024 for MJSUB 306-2018 to cover the preliminary plat map’s 
validity for an additional one-year time extension between December 6, 2024, and 
December 6, 2025. It appears this may have been an administrative oversight or due to 
misplaced records that current staff is unable to locate. The genesis of the situation was 
likely the result of significant change and turnover in both the Planning Department and 
Town Hall from the last half of 2024 through the first quarter of 2025. Nevertheless, it was 
of no fault of the Applicant.  

DISCUSSION  
 
At present, the project Applicant is requesting a two-year time extension (to December 6, 
2027) for the preliminary plat map associated with Phase 3 of the Steeplechase 
Subdivision under MJSUB 306-2018 (see Attachment No. 3). The Applicant’s justification 
for the time extension is due to the Town of La Plata being unable to provide water 
allocations to serve the proposed Subdivision at this time. Consequently, the Applicant is 
unable to proceed forward with the Subdivision to obtain a final plat map approval for 
recordation.   

Pursuant to Article 173-23(B)(3) of the La Plata Subdivision and Land Development 
Ordinance (“Ordinance”), the approval of a Preliminary Plat Map is valid for one (1) year, 
unless a time extension is granted by the Planning Commission. Although the Ordinance 
is silent on the maximum length a time extension may be granted, staff recommends it not 
exceed one-year (to December 6, 2026) to be consistent with the original approval period 
for the Subdivision. However, staff believes the request can be expanded to retroactively 
include the period from December 6, 2024, to December 6, 2025, as well as the period 
from December 6, 2025, to December 6, 2026, for administrative record keeping purposes. 
This approach would be in the public interest as there are no changes proposed to the 
preliminary plat map for the Steeplechase Subdivision and the project Applicant is 
continuing to diligently work toward completing the project. Likewise, as the Town is 
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currently unable to provide sufficient water allocation to support the Subdivision at this 
time,  

Traffic Study Update 
 
As the traffic impact study (TIS) for the Steeplechase Subdivision was prepared over 
three years ago (September 19, 2022), staff has suggested a condition of approval 
requiring the property owner to provide an updated Traffic Impact Study (TIS) for the 
Subdivision and to incorporate any/all traffic study mitigation measures into the project 
that may be deemed necessary based on the conclusions to the new TIS prior to final plat 
map approval. When the September 19, 2022, TIS was prepared for the original approval 
of the Subdivision, no traffic mitigation measures were recommended as the level of 
service (LOS) for all studied intersections along Crain Highway operated at a LOS “B” or 
LOS “A” (see Attachment No. 6). Nevertheless, an updated traffic study is appropriate 
ensure the Town has adequate transportation infrastructure to support the Subdivision 
based on its growing population.  
 
Parkland Dedication   
 
Section 173-11 (Dedication and reservation of parkland) in the La Plata Municipal Code 
(which was adopted on September 13, 1988) states that, 
 
 “In the case of large proposed developments, which are hereby defined as any 
developments over forty (40) dwelling units, the Planning Commission may require a 
combination of improved park and recreational property and playgrounds, at the rate of 
fifteen hundredths (0.15) acre per dwelling unit, or fees in lieu in order to meet the 
planned town open space and recreation objectives.” 
 
As staff has been unable to determine, at this time, if Phase 3 of the Steeplechase 
Subdivision is compliant with this portion of the Town’s Municipal Code, a condition of 
approval to the time extension has been added requiring the property owner to 
demonstrate compliance. Such compliance would be required prior to the issuance of any 
grading and building permits for the lots within Phase 3 of the Steeplechase Subdivision. 
 
RECOMMENDATION  
 
Staff recommends the Planning Commission adopt the attached, draft, resolution 
approving a one-year time extension for MJSUB 306-2018 (to December 6, 2026), with 
conditions. 
 
ATTACHMENTS   
 
1) Draft Planning Commission Resolution Approving a One-Year Time Extension for the 

Preliminary Plat under MJSUB 306-2018. 
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2) Applicant’s Previously Approved Preliminary Plat Map for MJSUB 306-2018  
3) Applicant’s E-mail, Dated October 16, 2025, Requesting a Two-Year Time Extension. 
4) Planning Commission Staff Report, Dated December 6, 2022, for MJSUB 306-2018 
5) Planning Commission Staff Report, Dated December 5, 2023, for MJSUB 306-2018 
6) Traffic Impact Study (TIS) dated September 19, 2022, for MJSUB 306-2018 
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TOWN OF LA PLATA, MARYLAND  
PLANNING COMMISSION RESOLUTION NO. 2025-04 

  

A RESOLUTION OF THE PLANNING COMMISSION OF THE 

TOWN OF LA PLATA, MARYLAND APPROVING A ONE (1) 

YEAR TIME EXTENSION FOR MAJOR SUBDIVISION (MJSUB) 

306-2018 (STEEPLECHASE) TO DECEMBER 8, 2026. 

WHEREAS, a request to approve a time extension for Major Subdivision (MJSUB) 

306-2018 for Phase 3 of the Steeplechase Development was submitted on October 16, 

2025, by Ronald Rymer of Berkshire Homes, LLC / Steeplechase Development 

Company, LLC. located at 4401 Southern Business Park Drive, White Plains, Maryland 

20695; and 

WHEREAS, Major Subdivision (MJSUB) 306-2018 for Phase 3 of the 

Steeplechase Development was previously approved under a Preliminary Plat Map by 

the Planning Commission on December 6, 2022, for the development of 189 units 

composed of 36 single-family (detached) dwellings, 44 duplexes, 32 two-story 

townhomes, and 77 three-story townhomes on 9.49-acres of land in the Planned 

Development-Steeplechase (PD-ST) Zoning District, and 

WHEREAS, the approved Subdivision was previously granted a time extension by 

the Planning Commission in the past; and 

WHEREAS, there are no proposed changes to the Preliminary Plat Map for Phase 

3 of the Steeplechase Subdivision (under MJSUB 306-2018) as part of the project 

Applicant’s request for this time extension, and   

WHEREAS, on November 4, 2025, the Planning Commission held a public 

meeting on the Applicant’s time extension request for Major Subdivision (MJSUB) 306-

2018 to pursuant to State law, and 

          WHEREAS, after considering the applicant’s plans, the project staff report, all 

written and verbal testimony, and evaluating all other information presented to the La Plata 

Planning Commission, the Commission has determined that the prior findings contained 

in the original staff report, dated December 6, 2022, for Major Subdivision (MJSUB) 306-

2018 are still valid. The Commission also finds the Town of La Plata does not have 

sufficient water allocation to serve the development at this time. Therefore, it would create 

an adverse burden to the previously approved Subdivision if water cannot be allocated for 

its development. Therefore, a one-year time extension (to December 6, 2026) is deemed 

appropriate; and, 
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WHEREAS, the Planning Commission has determined that this time extension 

request is also retroactive to include Phase 3 of the Steeplechase Subdivision’s validity 

from December 6, 2024, to December 6, 2025, in addition to granting a time extension 

from December 6, 2025, to December 6, 2026.  

NOW, THEREFORE, BE IT RESOLVED that the La Plata Planning Commission 

hereby approves a one (1) year time extension for the preliminary plat map to December 

6, 2026, and retroactively approves the Subdivision’s Plat Map validity from December 6, 

2024 to December 6, 2025, under Major Subdivision (MJSUB) 306-2018, subject to the 

attached conditions of approval for the project under Attachment “A” to this resolution and 

incorporated herein by reference. 

 PASSED AND ADOPTED BY THE LA PLATA PLANNING COMMISSION on November 

4, 2025, by the following vote: 

Yes:  

No:  

Abstain:  

Absent:  

 

_____________________________________ 
Dawn Banks, Planning Commission Chair 
 

Attest: 

 

_____________________________________ 
Don Dooley, Director of Planning  
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ATTACHMENT “A”  
  

PLANNING COMMISSION RESOLUTION NO. 2025-04 FOR MAJOR SUBDIVISION 
(MJSUB) 306-2018 – STEEPLECHASE, PHASE 3   

  
  
Standard Conditions of Approval  
  
1. Unless modified herein by these conditions of approval, Major Subdivision (MJSUB) 

306-2018, shall comply with all applicable Town, County, State, and Federal 
regulations. Should any conflict arise, the most stringent requirement shall apply in all 
cases, as determined by the Director of Planning.   

 
2. Planning Commission approval of a Final Plat Map for MJSUB 306-2018 shall be 

required prior to the recordation of the Subdivision.   
 
3. All Town of La Plata plan-check comments and corrections for the project plans shall 

be appropriately addressed to the satisfaction of the Director of Planning prior to the 
recordation of the Final Plat Map and the issuance of grading and/or building permits 
for the project. 

 
4. The development plans for the project shall satisfy all Building Code, Fire Code, and 

Americans with Disabilities Act (ADA) requirements as authorized by Federal, State, 
County, and Local code regulations or statutory authority.  

 
5. The Final Plat Map for the Subdivision shall be recorded in substantial compliance 

with the Preliminary Plat Map approved by the Planning Commission, except as may 
be amended by these conditions of approval and/or by any Local, County, State or 
Federal requirements. Any deviation from the approved plans shall be reviewed and 
approved by the Director of Planning, who at his/her discretion, may require re-review 
and approval by the Planning Commission, if the deviation is considered a significant 
modification.  
 

6. This Subdivision shall not be recorded, under any circumstances, until the property 
owner has written approval from the town of La Plata determining that it has adequate 
water and sewer capacity to serve the Subdivision.  
 

7. Any future time extension request for the Preliminary Plat Map, under MJSUB 306-
2018 shall be accompanied with a Town Application, justification for the time extension 
request and a narrative identifying any environmental changes to the project site and 
to the Preliminary Plat Map (if any) to enable the Planning Commission to determine 
if any changes or modifications to these conditions of approval are appropriate.    

 
8. The property owner shall sign and remit to the Town of La Plata a “Statement of 

Acceptance of Conditions” acknowledging and accepting all conditions of approval, as 
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set forth herein for MJSUB/SUB 306-2018, within 45 days from the date of Planning 
Commission approval.    

 
Special Conditions of Approval  
  
Preliminary Plat Map Time Extension 

  
9. Major Subdivision (MJSUB) 306-2018 for Phase 3 of the Steeplechase Subdivision is 

approved for a one-year time extension to December 6, 2026, pursuant to Section 
§173-23.B(3) of the town of La Plata Municipal Code. This time extension also, 
retroactively, approves a time extension for the Subdivision from December 6, 2024, 
to December 6, 2025. Any future time extension request(s) shall be subject to further 
review and approval by the Planning Commission to maintain the validity of the 
approved Subdivision pursuant to Section §173-23.B(3) of the Town of La Plata 
Municipal Code.  
 

10. All conditions of approval for (MJSUB) 306-2018, as identified in the Planning 
Commission Staff Report, dated December 6, 2026, shall remain in full force and 
effect and incorporated herein as part these conditions of approval.  

 

11. The property owner shall update the original traffic study prepared by Lenhart Traffic 
Consultants, Inc. on September 19, 2025, for (MJSUB) 306-2018, to the satisfaction 
of the Director of Planning, prior to final plat map approval for the Subdivision. Any 
recommended traffic mitigation measures for the project shall be implemented by the 
property owner as part of the development of the Subdivision in a manner and 
timeframe acceptable to the Director of Planning.  

 

12. The property owner shall demonstrate compliance with Section 173-11(D) (Dedication 
and reservation of parkland) prior to the issuance of any grading and building permits 
for the lots within Phas3 the Steeplechase Subdivision that are associated with this 
time extension request for Major Subdivision (MJSUB) 306-2018 to the satisfaction of 
the Director of Planning. 
 

 
 

-END- 
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 TOWN OF LA PLATA 
 305 Queen Anne Street 

 Post Office Box 2268 

 La Plata, Maryland 20646 

  
 

PLANNING COMMISSION STAFF REPORT 
 

DATE: November 4, 2025 

TO: Honorable Chair and Members of the Planning Commission 

FROM: Don Dooley, Director of Planning 

PROJECT LOCATION: Town-wide  

SUBJECT/PROJECT NO.: Residential Street Widths in New Subdivisions  

REQUEST: To develop a Planning Commission policy for the application of residential 

street widths and cul-de-sacs designs to be applied in new residential 
subdivisions. 

 
BACKGROUND 
 
At the Planning Commission Meeting of October 7, 2025, the Commission expressed the 
desire to discuss street right-of-way standards for new, residential, subdivisions. The 
Commission was particularly concerned about the proposed road widths of new public 
streets being proposed and developed. In many instances, newer streets in Town have 
been developed with a 50-foot-wide public right-of-way consisting of a road width that is 
only 26 feet wide to accommodate, two-way, vehicular traffic. In many instances, private 
vehicles are parked along both sides of these streets (legally or illegally). In doing so, it 
can constrict vehicular maneuverability and efficient traffic flow by creating a narrow travel 
lane that cannot accommodate two cars passing each other simultaneously. In effect, it 
creates an uncomfortable driving experience as vehicles weave around parked cars and 
on-coming vehicles traveling in the opposite direction. Also of concern are the large public 
and private vehicles such as fire trucks, trash trucks, ambulances, service delivery/repair 
trucks, utility vehicles, moving trucks, and snowplows. Of particular concern are fire trucks, 
ambulances, and police vehicles that can be delayed in providing life-safety services.     
 
It is the Commission’s intent to consider if a policy is appropriate to help guide staff and 
the development community concerning the Commission’s design expectations for public 
roadways within preliminary plat maps for new subdivisions. The Commission wants to 
ensure there is design consistency in providing adequate street rights-of-ways to promote 
public safety and quality development.    
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DISCUSSION  
 
Purpose of Street Design Standards  
 
For the purpose of helping determine an appropriate street right-of-way width for local 
streets in a residential subdivision, staff identified three key sections in Chapter 170 
(STREETS AND SIDEWALKS) that provide guidance and a contextual basis for the 
Commission’s consideration.  

In Chapter 170 (STREETS AND SIDEWALKS), Article I (General Provisions), Section 
170-2 (Purpose) of the La Plata Municipal Code it states, that,  

“The purpose of this chapter is to promote the public health, safety and general welfare 
through provisions designed to: 

A. Provide a convenient and safe street system to accommodate traffic needs 
within the town and to facilitate flow of traffic through and around the town. 
[Emphasis added] 

B. Preserve free traffic flow on arterial and collector streets, to minimize marginal 
frictions caused by land uses bordering such streets and to discourage the use of local 
streets for through traffic. 

C.  Give assurance and guidance as to intent concerning location of streets in order that 
developers, residents and commercial and industrial interests may be directed thereby. 

D. Provide a basis for town right-of-way acquisition and standards appropriate to 
the design, construction, improvement, maintenance and repair of public streets 
and sidewalks. [Emphasis Added] 

E. Provide adequate, safe and convenient pedestrian and bicycle facilities to reduce 
dependence on the automobile.” 

In Attachment No. 2 of this report, the definitions for the Town’s street classifications 
are provided in Section 170-3 (Word usage and definitions)) of the La Plata Municipal 
Code). The only exception is for the definition of a “Tertiary Local” Street. This street 
classification is defined in Note No. 5 of Table No. 1 under Section 170-9 (Design), see 
Attachment No. 1. There is no definition of a “Commercial Local” Street that staff could 
find in the Town’s Municipal Code. However, it is not material for the focus of this report.   
 
In Article III (Street Design, Construction and Layout), Section 170-9 (Design) of the La 
Plata Municipal Code is states that the “Minimum requirements [emphasis added] for 
street design by street classification are listed in Table 1.” As shown in Attachment No. 
1, the street specifications in Table No. 1 identify all seven street classifications in the 
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Town of La Plata. It includes both the minimum design requirements for street/road 
“rights-of-way width[s]” and vehicular “pavement width (feet).”  It is important to realize 
that the street standards are minimum requirements and may be increased, if desired, 
provided there is a reasonable or logical nexus to do so to promote the public’s health, 
safety, and welfare. Additionally, all Secondary Local and Tertiary Streets proposed 
within a subdivision require Planning Commission approval under Note No. 4 of Table 
1 in Section 170-9 (Design).  
 
Street Design Standards Analysis  
 
In staff’s opinion, the referenced Sections in Chapter 170 (STREETS AND SIDEWALKS) 
of the La Plata Municipal Code fundamentally provide broad guidance and flexibility in 
addressing a variety of development considerations when identifying appropriate street 
design needs. However, such flexibility can create potential inconsistency in 
interpretation, use, and direction when guiding new development over time. Additionally, 
there are no street cross sections that accompany the street classification design 
standards outlined in Table No. 1 of Section 170-9 (Design) of the La Plata Municipal 
Code. It is further complicated by the fact that the code states that the street width design 
standards for the various street classifications are minimum requirements. So, the street 
widths may be increased by the Town, if and when appropriate. As previously noted, 
Table No. 1 in Section 170-9 (Design) of the La Plata Municipal Code requires Planning 
Commission approval for the use and design of street classifications within a subdivision 
that are designated as Secondary Local and Tertiary Streets. 
 
Local Primary Streets and Local Secondary Streets 
 
Discerning the difference in the Town’s definition between a road classified as a “Local 
Street (Primary)” and a “Local Street (Secondary)” is vague and nearly identical to each 
other (see footnote).1 However, based on staff’s research, there are some character 
defining features of Primary Local Streets and Secondary Local Streets. However, these 
characteristics are sometimes blended together to make them less distinguishable.  
  

Primary Local Streets:  
 

• Serves as the main vehicular access route within a neighborhood or subdivision; 

• The street connects to collector or arterial roads and may serve as access to 

 

1 “Local Street (Primary): A street for which the predominate function is access to 

abutting land. Traffic movement is a secondary function.” [Emphasis added to underlined 
words]. 
 
“Local Street (Secondary): A street for which the principal function is access to abutting 
land. Traffic movement is a minor function.” [Emphasis added to underlined words]. 
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multiple secondary streets; 

• Traffic volumes tend to be higher than on secondary local streets because they 
funnel traffic; 

• The road width may be wider; 

• Street parking may be provided;  

• Often has sidewalks and/or landscaping adjacent to the street; and, 

• May provide direct, vehicular, access to residential lots. 
 

Secondary Local Streets: 
 

• Serves as an off-shoot from the primary local street; 

• The traffic volume is typically lower as the street would only be used by someone 
who lives or accesses their property along the secondary local street.  

• The road width may be narrower, but this is not absolute; 

• Sidewalks and/or landscaping may be found adjacent to the street; and,  

• The street ends in a cul-de-sac or internally collects to another secondary street.  
 
Sidewalks and Landscaping within the Public Right-of-Way 
 
With regard to the incorporation of sidewalks and landscaping within designed public 
rights-of-way, the La Plata Municipal Code does not distinguish between Primary and 
Secondary Local Streets. This includes Tertiary Streets too. The development standards 
are all the same. Section 173-14 (Sidewalks and planning strips) states, “Sidewalks and 
planting strips shall be provided in front of all residential, [emphasis added] commercial 
and industrial lots when such lots are developed or when redeveloped in such a way as 
to change the principal use. Street frontage shall include both fronts of a corner lot.” 
Although (minimum) five-foot wide sidewalks are typically required along all residential 
and corner lot street frontages, there is no minimum width requirement for landscape 
planters in the public right-of-way for residential streetscapes. Nevertheless, a minimum 
five-foot wide landscape planter is suggested to provide sufficient room for appropriate 
trees to grow successfully without damaging curbs, sidewalks and other improvements. 
As noted above, the Town does not have street cross-section diagrams for its various 
street classifications. However, Primary and Secondary Local Streets could have the 
same sidewalk and landscape planter dimensions within a subdivision. It fundamentally 
depends on what the Commission deems acceptable. In the long-term, this can create 
inconsistencies between past, present, and future residential subdivisions without a clear 
policy statement for landscape planters along the street. 
 
Street Design 
 
In the past, it appears the Town has commonly accepted and approved the use of 
Secondary Local Streets to serve residential subdivisions. As specified in Attachment No. 
1, a Secondary Local Street has a 50-foot-wide public right-of-way with a 26-foot-wide 
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vehicular road width and five-foot wide sidewalks (along both sides of the street). The 
remaining street width is used for landscaping between the street curbs and the sidewalks 
along both sides of a Secondary Local Street. The Charles County Street Cross Section, 
for 50-foot wide street rights-of-way (see Attachment No. 3), is often used by developers 
as the basis for designing street rights-of-way for subdivisions in La Plata since the 
County has similar street design standards and because La Plata has no such cross 
section for public reference. However, there are current residential subdivisions in La 
Plata, such as Agricopia and Steeplechase, that are being developed with wider street 
rights-of-way (i.e., 56 to 60 feet) and have wider vehicular road widths.   
 
Recently, staff raised concern that Secondary Local Streets having a 50-foot-wide public 
right-of-way with only 26 feet of vehicular pavement for two-way traffic is too narrow for 
the following reasons:  
 

• When vehicles consistently park along both street curbs (legally or illegally) of a 
26-foot wide roadway, it only leaves a single, vehicular, travel lane (for two-way 
traffic) that is 10-foot wide. A 10-foot-wide roadway is the residual impact of having 
parking along both street curbs as parallel parking spaces are assumed to be 
eight-foot wide, consistent with off-street parking requirements in the Town’s 
parking ordinance (26-foot roadway - 16 feet for two parallel parking spaces along 
opposite street curbs) = 10 feet).2 This creates an uncomfortable driving 
experience because of the narrowness of the street. Consequently, it prevents 
vehicular maneuverability given the proximity of a moving vehicle to closely parked 
cars along the street curb(s). It is particularly concerning for large service and 
emergency vehicles, such as fire trucks, which may delay their response times. 
See Attachment No. 4 for a visual image of this scenario. 
 

• Fire Chief Hutchins of the La Plata Volunteer Fire Department has previously 
expressed the need to have a 19-foot-wide street clearance to operate a 9’ x 60’ 
fire truck-trailer.3 This is because a nine-foot-wide fire truck-trailer has five-foot 
long stabilizers that project from both sides of the fire truck-trailer when the 
vehicles’ fire ladder is used (see Attachment No. 5). When just a single passage 
vehicle is parked along the street curb (such as a SUV, truck, or sedan), it could 
interfere with the Fire Department’s utilization of their fire ladder because the fire 
truck-trailer stabilizers cannot be fully extended into the street without potentially 
hitting a parked vehicle on a 26-foot wide roadway. In other words, if the paved 
roadway width of a Secondary Local Street is 26-foot wide and a passage vehicle 
is parked along the street curb, it is too narrow to accommodate both a fire truck-
trailer (with its extended stabilizers) and a passenger vehicle parked parallel to the 

 
2 Section 191-44(H)(4) (Parking requirements), Table 11, of the La Plata Municipal Code requires 

off-street, parallel parking spaces to be a   minimum of 8 feet wide by 21 feet deep.  

3 The overall width of a nine-foot wide fire truck-trailer may be considered 10-foot wide if the side 

view mirrors on a fire truck are included.  
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fire truck along the street curb. (19 feet wide fire truck-trailer clearance + eight-
foot-wide street curb parking space = 27 feet). Hence, a 26-foot-wide roadway is 
is one-foot too narrow to accommodate both a fire truck trailer and vehicular curb 
parking as it would require the road width to be a minimum of 27 feet wide. 
 

• Public service vehicles such as trash trucks, and snowplows need sufficient 
roadway width for service delivery to residents. A 26-foot-wide roadway creates 
the potential for minor accidents with parked vehicles along the street curb(s) as 
these trucks require maneuverability. Space is also needed to adequately push 
snow away from travel lanes. If roadways are too narrow, there is no place to pile 
snow and adequately open up roadways for travel.   

 
On-Street Parking Availability  
 
Some developments in La Plata have posted no parking signs or painted street curbs 
limiting or prohibiting on-street parking along roadways that are only 26-foot-wide. The 
purpose of doing so is to help direct drivers away from parking in unwanted areas along 
a street for a variety of reasons. This may be due to public safety (fire lanes), interference 
with driveways on narrow lots or to help improve traffic flow due to the narrowness of a 
road. It could also be for any combination of these or other reasons. The residual effect 
of prohibiting street parking can “open-up” streets to make them less crowded an enhance 
vehicular maneuverability and functionality. However, residential subdivisions with 
lengthy street curb parking prohibitions on narrow streets are not pragmatic in staff’s 
opinion. Effectively, it requires constant monitoring and enforcement of street parking 
restrictions as drivers often park in places for their convenience, whether or not it is legal 
to do so, when parking is limited or unavailable.  
 
A lack of on-street parking also prevents service providers (such as landscapers, home 
repair professionals, delivery drivers, and others) from parking adjacent to (or near) the 
street curb of the property they are visiting/servicing. This scenario also applies to visiting 
friends and family, particularly during weekends and holidays. Often times, driveway 
parking is unavailable because a homeowner parks their own vehicles in their driveway. 
It is not uncommon find vehicles of service professionals and visitors attempt to partially 
park on a driveway and encroach into the public right-of-way when street parking is limited 
or unavailable. Therefore, providing sufficient on-street parking can help mitigate such 
impacts. 
 
Narrow Streets 
 
While it can be argued that narrow streets create “traffic calming affects” on drivers, it can 
also be counter argued that drivers are more ”aware” of their speed and environment 
when vehicles are parked along the roadway as there may be people getting in or out of 
their vehicles. Additionally, drivers may be more alert for parked vehicles pulling into their 
travel lane causing them to slow down while driving near parked vehicles.    
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Cul-de-sacs 
 
At present, Section 170-11(H) of the La Plata Municipal Code states that, “Cul-de-sacs 
shall not be allowed unless the Planning Commission determines that no other road 
configuration is practicable. When a cul-de-sac is permitted, it shall not be longer than 
eight hundred (800) feet in length and shall be provided at the closed end with a paved 
circular turnaround area having an outside diameter of at least eighty (80) feet and a 
street property line diameter of at least one hundred (100) feet. Cul-de-sacs located at 
the end of tertiary streets may have a minimum paved circular turnaround area of at 
least seventy (70) feet and a street property line diameter of at least seventy-two (72) 
feet.” 
 
Staff has no objection to cul-de-sacs provided they are: 1) designed appropriately, 2) 
will not create adverse impacts to the community’s circulation system; and, 3) 
accommodate the ability for all Fire Department vehicles and other, large, public safety 
and community service vehicles (i.e., trash trucks) to be able to adequately maneuver 
and turnaround within them.  
 
As the Commission is aware, Fire Chief Hutchinson has previously encouraged the 
Town to increase the diameter width of proposed cul-de-sacs within new subdivisions 
from 80 feet to 100 feet. The purpose is to enable the Fire Department’s 9’ x 60’ fire 
truck-trailer to reasonably make a single turning movement within cul-de-sac without 
having to make one or more 3-point turns. Particularly if vehicles are parked along the 
street curbs of a cul-de-sac. A 100-foot diameter cul-de-sac assumes vehicles are 
parked along the street curbs. MK Engineering, one of the Town’s plan check 
consultants, has verified, through the use of vehicular turning templets, that an 84-foot 
diameter cul-de-sac will enable a 60-foot long fire truck-trailer to make a single turning 
movement in a cul-de-sac if there are no vehicles parked along the street curbs of a cul-
de-sac. If a 100-foot wide diameter cul-de-sac is provided within a subdivision, the 60-
foot-long fire truck trailer can make a single turning movement with parked vehicles 
along the street curb of the cul-de-sac. 
 
Potential Street Design Implementation Policies 
 
Based on the staff’s analysis in this report, the Commission may consider adopting street 
design implementation policy/policies based on Chapter 170 (Streets and Sidewalks) of 
the La Plata Municipal Code for new preliminary plat maps being reviewed and approved 
by the Planning Commission. By developing written policies, it will provide greater 
consistency and guidance for staff and the development community to use until such time 
as the policy/policies can be converted into a formal code amendment for Commission 
recommendation to the Town Council for codification.  
 
Staff offers the following considerations for policy options for the Commission’s 
consideration and discussion:   

Page 69 of 85



 

 
La Plata Planning Commission  
Street Rights-of-Way in Residential Subdivisions 
November 4, 2025 

 

 

Page | 8  

 

A) Application of Planning Commission Preliminary Plat Map Street Design Policies.  
 

1. The following circumstances shall require preliminary plat maps to follow the 
Planning Commission’s street design implementation policies for residential 
subdivisions: 
 

a) Any new major or minor preliminary plat maps to be reviewed and approved by 
the Planning Commission, unless an approved annexation agreement or 
master site development plan has already included specific (documented) 
street design standards for a residential subdivisions prior to this policy 
adoption. 

b) The resubmittal of any previously approved preliminary plat map that as 
expired, for any reason.  

c) Any significant modification(s) to a previously approved preliminary plat map 
requiring Planning Commission re-approval. This includes, but is not limited to, 
the addition of new residential units, the incorporation of new land area into a 
previously approved preliminary plat map that requires new streets or major 
street alignment modifications.   

d) This policy shall become affective on the date of its adoption by the Planning 
Commission which is ____________.  
 

B) Exceptions  
 
1) Exceptions to the Planning Commission’s residential street design policies for 

preliminary plat maps shall not apply in the following circumstances: 
 

a) Time extensions requests to previously approved preliminary plat maps.   
b) If it can be clearly demonstrated by the property owner or project applicant of 

a preliminary plat map that there is good cause to deviate from the Planning 
Commission’s street design implementation policies for residential subdivisions 
to promote the public’s health, safety, and welfare due to special or unique 
circumstances associated with the subdivision and not because of self-induced 
hardships of any kind, including economic hardships.  

c) Vehicular access easements that are not intended to be part of the public 
roadway system that serve specific public or private purposes such as 
stormwater management facilitates. 
 

2) Street Design Policy Options:  
 
1) Require all streets within residential subdivisions to be classified as Primary 

Local Streets using one of the following public right-of-way cross section design 
details: 
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Table No. 1    
 Option No. 1  

 
Option No. 2 
 

Primary Local Street 
Right-of-Way Width 
 

60 feet  
(Current codified) 

60 feet 
(Currently codified) 

Vehicular Roadway 
Pavement  

36 feet  
(Currently codified) 
 
Staff assumes two, 14-foot-
wide, vehicular travel lanes 
(28-foot total) and the ability 
to parallel park on one side 
of the street under the 
presumption of one on-
street, parallel, parking 
space being 8-foot foot 
wide, consistent with off-
street parking requirements 
in the Town’s Municipal 
Code. 
 

40 feet. 
 
 
Staff assumes two, 12-foot wide, 
vehicular travel lanes (24 feet total) and 
the ability to parallel park on both sides 
of the street with the presumption of 
each, on-street, parallel parking space 
being 8-foot wide (16 feet total), 
consistent with off-street parking 
requirements in the Town’s Municipal 
Code. 
 
 

Sidewalk Width 5 feet (applied to both sides 
of the street or 10 feet total 
(Currently codified)  
 

5 feet (applied to both sides of the street 
or 10 feet total) 
(Currently codified) 

Parkway Landscape 
Planter (between 
street curb and 
sidewalk) 
 

7 feet (applied to both sides 
of the street or 14-foot total) 
(Minimum of 5-foot wide 
planter currently codified by 
code). 

5 feet (applied to both sides of the street 
or 10 feet total). 
(Currently codified) 

Curbside parking  
 

Required along one side of 
a street.  
 

Required along both sides of a street. 

Tertiary Streets  
 

Permitted per Table No.1 of 
Section 170-9 of Municipal 
Code. 

Not permitted except for access to rear 
garage parking or for an alley.  
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2) Retain the ability for developers to use Secondary Local Streets within 
residential subdivisions using one of the following public right-of-way 
requirements: 

 
Table No. 2  
 

 Option No. 3 
 

Option No. 4 
 

Option No. 5 
 

Primary Local Street 
Right-of-Way Width 
 

50 feet  
(Current codified) 

50 feet  58 feet 

Vehicular Roadway 
Pavement  

26 feet  
(Currently codified)  
 
Staff assumes two 
vehicular travel lanes 
(of an unspecified 
width) and the ability 
to park vehicles along 
the street curbs 
(unless restricted).  
However, parked cars 
along the street 
curb(s) will narrow 
vehicular 
maneuverability and 
may limit or prevent 
two vehicles from 
simultaneously 
passing each other in 
the roadway.  
 

30 feet. 
 
 
Staff assumes two, 
11-foot-wide, 
vehicular, travel lanes 
(22 feet total) and the 
ability to parallel park 
vehicles on one curb 
side of the street with 
the presumption of 
the on-street, parallel, 
parking space being 
8-foot wide. 
consistent with off-
street parking 
requirements in the 
Town’s Municipal 
Code. 
 
Note: A 11-foot wide, 
vehicular, travel lane 
is not uncommon in 
residential 
neighborhoods. 

38 feet. 
 
 
Staff assumes two, 11-
foot-wide, vehicular, 
travel lanes (22 feet 
total) and the ability to 
parallel park on both 
sides of the street with 
the presumption of 
each, on-street, 
parallel parking space 
being 8-foot wide (16 
feet total). consistent 
with off-street parking 
requirements in the 
Town’s Municipal 
Code. 
 
 
Note: An 11-foot wide, 
vehicular, travel lane is 
not uncommon in 
residential 
neighborhoods. 

Sidewalk Width 5 feet (applied to both 
sides of the street or 
10 feet total) 
(Currently codified) 

5 feet (applied to both 
sides of the street or 
10 feet total)  
(Currently codified) 

5 feet (applied to both 
sides of the street or 10 
feet total) 
(Currently codified) 

Parkway Landscape 
Planter (between 
street curb and 
sidewalk) 
 

5 feet (applied to both 
sides of the street or 
10 feet total)  
(Currently codified) 

5 feet (applied to both 
sides of the street or 
10 feet total) 
(Currently codified) 

5 feet (applied to both 
sides of the street or 10 
feet total) 
(Currently Codified) 

Curbside parking  No requirement. Required along one-
side of each street. 

Required along both 
sides of each street.  

Tertiary Streets  
 

Permitted per Table 
No.1 of Section 170-9 
of Municipal Code. 

Not permitted except 
for access to rear 
garage parking or for 
an alley. 

Not permitted except 
for access to rear 
garage parking or for 
an alley. 
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3) Cul-de-Sac Design Policy Options:  
 
3) Require all streets within residential subdivisions to be classified as Primary 

Local Streets with the following public right-of-way cross section design details: 
 

 Option No. 1 
 

Option No. 2 
 

Option No. 2 
(Recommended 
by the La Plata 
Fire Chief) 
 

Cul-de-Sac Street 
Diameter Width 
 

80 feet  
(Currently codified) 

84 feet 100 feet  

Curbside parking  
 

Permitted  Not permitted Required 

Can a 9’x60’ Fire 
Truck-Trailer make a 
smooth Turn 
without backing up? 
 
 

 
 
No 

 
 
Yes (without 
vehicles parked 
along cul-de-sac 
curbs) 
 

 
 
Yes (with vehicles 
parked along cul-
de-sac curbs) 
 

Would Vehicular 
Street Curb Parking 
Along Cul-de-Sacs 
Potentially Frustrate 
the Turning 
Movement of a  
 9’x 60’ Fire Truck-
Trailer? 

 
 
 
Yes 

 
 
 
Yes 

 
 
 
No  

 
RECOMMENDATION  
 
Staff recommends the Planning Commission provide feedback and direction to proceed 
with developing a preliminary plat map street design policy for residential subdivisions. 
Based on Commission feedback, staff will return with a formal policy for the Commission’s 
review and approval.  
 
ATTACHMENTS   
 

1) Section 170-9 (Design) of the La Plata Municipal Code. 
2) Table No. 1 of La Plata Municipal Code Section 170-3 (Word usage and 

definitions) 
3) Charles County Cross Section for a 50-foot-wide public right-of-way 
4) Photographs of a La Plata Fire Truck Traveling between vehicles on a 26-foot-

wide roadway. 
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5) Photograph of 9’ x 60’ Fire Truck-Trailer with Stabilizers.  
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ATTACHMENT NO. 4 
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       ATTACHMENT NO. 5 

 

La Plata Fire Truck-Trailer measuring 9-foot wide by 60-foot long (not including side view 
mirrors). The five-foot wide stabilizers protrude five feet on each side of the vehicle for 
use of the attached fire ladder.   
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