
 
 

Planning Commission 
Regular Meeting 

December 3, 2024, 6:00 PM 
 

Agenda 
  

1. Call to Order 

 1.1. Planning Commission Meetings 
Click here to join the meeting via Microsoft Teams  
Meeting ID: 222 254 925 982  
Passcode: QFnvoy  
  

 1.2. Call to Order 

2. Approval of Minutes 

 2.1. Approval of minutes from meeting on September 17, 2024. 

3. Matters of Discussion and Review 

 3.1. Charles County Public Library - Application for Parking Waiver (For Consideration and 
Recommendation) 

 3.2. Amendment to Planning Commission Rules and Procedures (Sampson) (For Introduction) 

4. Matters of Information 

 4.1. Planning Department Updates 

• Plat of Condominium (North Maple) 
• Planning Commission Elections 
• Board of Charles County Commissioners Public Hearing on Proposed Amendments to the 

Charles County Comprehensive Water and Sewer Plan (December 3, 2024, 6:00 PM) 
 

 4.2. Town Council Updates 

5. Adjourn 

 5.1. Adjournment 
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TOWN OF LA PLATA 
Planning Commission Minutes 

  September 17, 2024 @ 6:00 PM 
Council Chambers/Hybrid 

 
 
PRESENT: Gregory Sampson, Commissioner, Dawn Banks, Commissioner, Evalyne Bryant-Ward, 

Councilwoman, Ward III, Jill Hudnell, Commissioner, and Colleen Monoski, 
Commissioner (Alternate) 
 

ABSENT: Robert High, Commissioner 
 

TOWN 
STAFF: 

Jeanine Harrington, Director of Planning, David Jenkins, Councilman, Ward IV, 
Jeannine James, Mayor, Michelle Miner, Assistant Town Manager, and Kelly Phipps, 
Director of Legislative Services 
 

GUESTS: See Roster 
  
  
1. Call to Order 
 
 1.1 Call to Order - Chairman Sampson 

Chairman Sampson called the meeting to order at 6:00 PM. 
  
Mayor James, Councilman Jenkins, and Ms. Miner attended virtually. 
  

 1.2 Pledge of Allegiance 

Ms. Monoski led all assembled in the Pledge of Allegiance. 
  

2. Approval of Minutes 
 
 2.1 Review and approval of minutes from the meeting on May 07, 2024. 

  
 2.1a. Moved By: Evalyne Bryant-Ward, seconded by Dawn Banks. 

Motion to approve the minutes as presented. 
 
Passed Unanimously 

 
3. Matters of Discussion and Review 
 
 3.1 Pinegrove Neighborhood B - Preliminary Plat  
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Project Number: MJSUB-0002-2024 

Applicant: Rodger's Engineering Inc. / D.R. Horton Inc.  

Zoning: TDX 

Project Description: Review and approval of the Preliminary Plat.  

Director Harrington presented an overview of the staff report. Danielle Conrow 
(Rodgers Consulting) and Brian George (DR Horton) spoke on behalf of the applicant. 
Ms. Conrow projected that Neighborhood B would be ready for final plat in January or 
February of 2025 assuming availability of water allocations. Director Harrington 
explained the method used to calculate estimated water usage. The Town is awaiting 
the results of a water usage study and the resolution of the CSX crossing approval on 
Heritage Green Parkway. In response to Commissioner Banks's question, Ms. Conrow 
explained that an updated traffic study will be due to the Planning Commission with 
Neighborhood D, following Neighborhood C. 
   

 3.1a. Moved By: Evalyne Bryant-Ward, seconded by Dawn Banks. 
Motion to  to approve the Pinegrove Neighborhood B Preliminary Plat as 
presented with the condition that the applicant shall submit updates to the 
traffic impact study (TIS) for review and approval by Charles County 
Government, the State Highway Administration and the Town at certain 
milestones, as mutually agreed to.  Each TIS shall be developed in accordance 
with the Charles County APF Manual using the Development District 
Standards. 
 
Passed Unanimously 

 
 3.2 Charles County Public Schools - Parking Lot Expansion 

Project Number: MJSP-0002-2024 

Applicant: Charles County Public Schools 

Zoning: CBT 

Project Description: Review and approval of the Major Site Plan for a parking lot 
addition.   
  

 3.2a. Moved By: Jill Hudnell, seconded by Colleen Monoski. 
Motion to approve the Major Site Plan as presented. 
 
Passed Unanimously 

 
 3.3 Starkey Administration Building 

Project Number: MJSP-0003-2024 
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Applicant: Charles County Public Schools 

Zoning: CBT 

Project Description: Review and approval of the Major Site Plan for a 5,045 square 
foot building addition.   

In response to Councilwoman Bryant-Ward's question, Director Harrington explained 
that the addition's impact on water usage would be less than one (1) Equivalent 
Dwelling Unit (EDU). In response to Chairman Sampson's question, Director 
Harrington confirmed that the adequate water is available for the addition without 
impacting other facilities. 
   

 3.3a. Moved By: Evalyne Bryant-Ward, seconded by Jill Hudnell. 
Motion to approve the Major Site Plan as presented. 
 
Passed Unanimously 

 
 3.4 UMCRMC Major Site Plan 

Project Number: MJSP-0005-2024 

Applicant: Lorenzi, Dodd's and Gunnill, Inc / UMCRMC 

Zoning: CB 

Project Description: Review and approval of the Major Site Plan for a parking lot 
addition.   

Councilwoman Bryant-Ward recused herself from discussion and vote in light of 
professional connections to the applicant. 
   

 3.4a. Moved By: Jill Hudnell, seconded by Colleen Monoski. 
Motion to approve the Major Site Plan as presented. 
 
Roll call vote on the motion: 
 
 Ayes Nays Abstained Absent 
Gregory Sampson x    
Dawn Banks x    
Evalyne Bryant-Ward   x  
Robert High    x 
Jill Hudnell x    
Colleen Monoski x    
 4 0 1 1 

 
Passed Unanimously 
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 3.5 Pinegrove Neighborhood C  

Project Number: SE-0001-2024 

Applicant: Rodger's Engineering Inc. / D.R. Horton Inc.  

Zoning: TDX 

Project Description: Review and recommendation to the Board of Appeals regarding a 
senior living community.  

Ms. Conrow and Mr. George spoke on behalf of the applicant. In response to 
Councilwoman Bryant-Ward's question, Mr. George explained that market studies 
indicated a consumer need for age-restricted housing developments. Chairman 
Sampson asked about the following: 

1. The preliminary plat indicated only that a senior living community was 
possible. Will there be an updated traffic study in light of expected reduced 
traffic? Ms. Conrow did not expect that a new traffic study would be conducted 
to the applicant's advantage. 

2. Director Harrington confirmed that the senior living community status will 
reduce the total number of school seats the Town will be required to provide. 

3. Ms. Conrow brought attention to natural features and amenities specific for a 
senior community such as retaining trees to mitigate sound, enhanced 
walkability and ADA compliance, and smaller yards. Mr. George explained the 
arrangement of "villas." 

  
   

 3.5a. Moved By: Evalyne Bryant-Ward, seconded by Jill Hudnell. 
The Planning Commission recommends approval of SE-0001-2024 in 
accordance with Town Code Section 191-52 by the Board of Appeals . 
 
Passed Unanimously 

 
 3.6 2023 Annual Report 

Director Harrington presented the 2023 Annual Report, to be submitted to the 
Maryland Department of Planning (MDP) upon approval by the Planning Commission 
and signature by the Chairman of the Planning Commission. Chairman Sampson will 
sign the cover page and submit to the Interim Town Clerk for dispatch to MDP. 
  

4. Matters of Information 
 
 4.1 Planning Department Project Updates 

Director Harrington reported on the following: 
1. 2025 Town Elections: The next town elections will be held in May 2025. 

Nomination packets will be available starting October 1, 2024. 
2. Departure: This is Director Harrington's last meeting as the Director of 
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Planning for the Town of La Plata. She will depart La Plata September 30, 
2024, and join the Town of Leonardtown. The Technical Review Team, Mayor 
James (as the Chief Executive Officer), and Ms. Miner will assume the duties 
of the Director of Planning until a successor is identified. 

 
  

 4.2 Council Updates 

Councilwoman Bryant-Ward had no report but explained her abstention from the 
discussion and vote on the UMCRMC application. 
  

5. Adjourn 
 
 5.1 Adjournment 

Chairman Sampson adjourned the meeting at 6:48 PM. 
  

Submitted by: 

Kelly Phipps, Interim Town Clerk 
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  Engineers • Architects • Surveyors • Landscape Architects • Land Planning Consultants 

 

11634 Worcester Highway • Showell, Maryland 21862 

Phone: (410) 352-3874 • www.vistadesigninc.com 

August 21, 2024 
 
Ms. Jeanine Harrington, Director 
Town of LaPlata Planning Department 
305 Queen Anne Street 
LaPlata, MD  20646 
 
RE: LaPlata Library 
 Request for Waiver / Modification of Zoning Code Required Parking 
 
Dear Ms. Harrington: 
 
On behalf of our client, the Commissioners of Charles County, and in accordance with §191-44(F) of the 
Town of LaPlata Code, we hereby request a waiver / modification of the required parking associated with the 
proposed LaPlata Library.  This waiver / modification is being requested to enable Charles County to focus 
their investment in the new public facility on items that will benefit the greatest number of community 
patrons, while avoiding what may be considered a potential over-construction of parking that does not 
appear warranted based upon review of similar parking codes from other local jurisdictions, as well as 
parking studies conducted by the Institute of Transportation Engineers (ITE). 
 
Background:  
 
Planning for the new LaPlata Library, on lands owned by the Town, has been ongoing for many years.  In 
May 2020, Ben Dyer Associates, Inc. (BDAI), released their summary report, commissioned by the Charles 
County DPW / Capital Services Division, entitled Site Assessment, Charles County Public Library, La Plata 
Library, which proffered multiple conceptual site development programs.  The BDAI report was subsequently 
coordinated between Town of LaPlata and Charles County staff to program the public improvement, 
establish project budgets, secure funding, and commission design professionals. 
 
The LaPlata Library facility is located on lands that are zoned R8 (Residential Zone – 8,000 Square Feet Lot 
Size) or CB (Central Business) by the Town of LaPlata.  As currently proposed, the library building and 
northern adjacent parking lot are located on the R8 zoned lands, while the balance of the current southern 
parking lot and interconnection to N. Maple Ave are located on lands zoned CB.  When the project was 
originally commissioned, cultural facilities (such as the proposed library) were not a permitted use within the 
Town’s R8 zone.  To rectify this inconsistency, Town staff processed a Zoning Ordinance Amendment to 
allow Cultural Institutions in residential zoned areas.   
 
The Town Code establishes parking rates for the Cultural Institution land use based upon a facility’s 
maximum occupancy.  This approach to establishing parking rates appears unique among local jurisdictions 
and at the Town’s established rate has resulted in significantly higher parking requirements than what would 
be applied to similar libraries in nearby jurisdictions which are more in line with anticipated peak parking 
requirements based upon parking studies conducted by the Institute of Transportation Engineers (ITE). 
 
Comparable Parking Rates: 
 
When BDAI undertook their studies, they acknowledged that the then Town of LaPlata Zoning Code was 
“…silent as to the parking requirements for a library.  Instead, Town Use Number 18, Government Facility 
comes closest to establishing parking requirements at 1 space / 300 square feet…” (BDAI Report, Page 5) 
Subsequently, all BDAI concepts were based upon this stated parking rate, including Concept 5 which was 
ultimately selected to represent the preferred location for the library building.  The final building location was 
later adjusted slightly to accommodate the Town’s request to include an interconnection between Talbot St 
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Ms. Jeanine Harrington, Director 
RE: LaPlata Library – Request for Waiver / Modification of Zoning Code Required Parking  
August 21, 2024 
Page 2 of 3 
 

 

Ext and N. Maple Ave.  Based upon BDAI’s assumptions, the current 27,799 sf GFA library building would 
require 93 parking spaces, as opposed to the 185 spaces currently required under the Town’s Cultural 
Institution classification. 
 
A review of parking requirements for similar facilities in nearby local jurisdictions reveals that the Town’s use 
of “maximum occupancy rate” for the proposed library is unique and results in required parking rates far 
greater than may be required.  Excessive parking results in unnecessary upfront construction costs for 
curbing, asphalt, storm drainage and SWM facilities, landscaping, etc., as well as increased yearly 
maintenance costs.     
 
A review of required parking rates in several local jurisdictions reveals the following: 
 

Jurisdiction 
Parking 

Code 
Section 

Use Category 
Required Parking 

Rate 

Resultant Number of 
Required Spaces for 

Currently Sized Library 

PG County §27-6305(a) Cultural Facility 3 / 1,000 sf GFA 84 

St. Mary’s County §64.3.1 Cultural Institute 2 / 1,000 sf GFA 56 

Montgomery County §6.2.4 Cultural 
Institution 

2.0 (max) / 1,000 
sf GFA 

56 

 
In addition, ITE has published a Parking Generation Manual for use as “…an educational tool for planners, 
transportation professionals, zoning boards, and others interested in estimating parking demand of a 
proposed development.” (ITE Parking Generation Manual, 5th Ed., page ix) ITE established Land Use Code 
590 for libraries, and after studying libraries within multiple states for over 40 years, published their findings 
and suggested parking rates based upon observed peak parking demand for Weekdays, Saturdays, and 
Sundays per GFA of library space, as well as per number of employees.  ITE peak parking rates per GFA 
results in the highest peak demands, and may be summarized as follows (copy of ITE Land Use Code 590 
Text / Tables attached): 
 

ITE Condition Parking Rate per 1,000 sf GFA 
Resultant Number of Required Spaces 

for Currently Sized Library 

Weekday Peak 2.35 65 

Saturday Peak 1.68 47 

Sunday Peak 1.86 52 

 
Summary: 
 
ITE studies conducted at multiple library facilities over a 4-decade period have resulted in their issuing 
planning level guidance for peak parking demands of similar facilities.  Based upon their guidance, the 
LaPlata Library may be anticipated to generate a peak parking demand during the weekday period of 
approximately 65 parking spaces at their suggested parking rate of 2.35 spaces per 1,000 sf GFA. 
 
A review of required parking regulations for similar library facilities in neighboring jurisdictions reveals that 
their rates are similar to those recommended by the ITE studies, ranging from a low of 2 parking spaces per 
1,000 sf GFA in St. Mary’s and Montgomery Counties, up to 3 parking spaces per 1,000 sf GFA in Prince 
George’s County. 
 
Based upon these comparisons, the Town’s Code requirement for 185 parking spaces appears overly 
conservative.  The need to construct the potentially excessive number of parking spaces has resulted in the 
library project proposing the clearing of additional onsite forested areas and construction of asphalt parking 
areas (along with appurtenant storm drainage and SWM facilities) which do not appear warranted to support 
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Ms. Jeanine Harrington, Director 
RE: LaPlata Library – Request for Waiver / Modification of Zoning Code Required Parking  
August 21, 2024 
Page 3 of 3 
 

 

library activities.  In addition, the additional parking facilities increase the library’s upfront construction costs, 
as well as its long-term maintenance costs, both of which will negatively impact the level of programs the 
library may support within the community.    
 
Therefore, we request the Town consider modifying their current parking requirements for the new library 
project to require only 81 parking spaces.  This is the current amount of parking proposed within the 
northernmost lot adjacent to the proposed library building on Parcel 208.  The proposed 81 parking spaces 
reflect a parking rate of 2.9 spaces per 1,000 sf GFA, which is greater than the ITE suggested rate of 2.35 
spaces per 1,000 sf GFA, and between the parking rates required by St. Mary’s / Montgomery Counties and 
Prince George’s County. 
 
Should this waiver / modification request be approved, Charles County proposes that the parking lot 
currently proposed for the south side of Talbot St Ext be revised on the site plan such that it is depicted as a 
possible future phase, to be installed at a later date if needed to support Town interests.   
 
Following your review of this waiver request, and the attached supporting documents, please don’t hesitate 
to contact me with any questions or concerns.  You may also contact Ms. Britta Hertling, Chief of Capital 
Services at (301) 396-5847, or Ms. Candis Stretcher, Project Manager II at (301) 396-5249, with the Charles 
County Department of Public Works. 
 
Sincerely, 
Vista Design, Inc. 

 
Richard F. Polk, PE 
Principal    
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NOTE:
This Drawing does not include necessary components for construction safety. All construction
must be done in compliance with the occupational safety and health act of 1970 and all rules and
regulations thereto appurtenant.
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MEMORANDUM

TO: Jeannine James, Mayor

FROM: Celia W. Craze, AICP, Contract Planner

CC: Michelle Miner, Assistant Town Manager; Jay Gullo, Town Attorney

SUBJECT: Parking Waiver Request for Library-208 Washington Street

DATE: November 2, 2024

APPLICANT:Charles County Government by Richard Polk for Vista Engineering 

BACKGROUND

The applicant is seeking a parking waiver to reduce the number of required 
parking spaces at the new library from 185 required spaces to 81 parking spaces.  
The Code of the Town of LaPlata at Sec. 191-43 allows for an applicant to seek a 
parking waiver when strict compliance with the Town Code cannot be achieved in 
the design of the project’s parking facility.  Furthermore, an application for a 
parking waiver must demonstrate that fewer parking spaces than those required 
by the Town Code will adequately serve the proposed use(s) of the project and 
that it will not adversely affect the site or the adjacent area.

DISCUSSION

The applicant bases its entire statement of justification on the argument that 
the Town’s Zoning Code requires an excess number of parking spaces than would 
actually be needed.  This argument is based in part on the fact that the Town Code 
does not have a parking generation rate for libraries.  Instead, the parking 
generation used for this project is that of a Cultural Institution, which requires 
three (3) parking spaces per 1000 square feet gross floor area (GFA) of the subject 
project.

Instead, the application argues that the parking generation rate from the ITE 
Parking Generation Manual provides a more sensitive and accurate basis to 
calculate parking for a library.  The ITE rate for a library is 2.35 spaces per 1000 
GFA.  Using the ITE parking generation rate, the library would require 65 parking 
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spaces.  The auxiliary parking lot, to the south of the library, would be eliminated if 
the waiver were to be approved.

STAFF COMMENTS

The applicant makes a compelling argument that 185 parking spaces is 
probably more than the library needs.  However, the purpose of the enlarged 
parking lot was intended to serve more than just the library.  When the town 
purchased the property , at the County’s request, on which the auxiliary parking 
lot was to be built, it was intended that the lot would serve not only the library, but 
the greater Town of LaPlata as well.  This is the Town’s plan, and deletion of the 
auxiliary parking would not serve the Town’s needs.

Further, the parking waiver provision is to provide relief, in part when “strict 
compliance with the Town Code cannot be achieved”.  This is clearly not the case 
as the site plan shows sufficient parking based on the Town Code.

STAFF RECOMMENDATION

The proposed parking waiver is not without merit, as the parking generation 
rate provided in the Town Code is in excess to parking generation rates based on 
national studies.  This, however, is not the only consideration.

The Town purchased the land on which the “excess” parking is to be 
constructed for the purpose of serving the library and the Town.  This is a priority 
to the Town Council.

Finally, the applicant has failed to demonstrate a hardship by proving the 
required parking cannot be accommodated on the site.  The approved site plan 
clearly shows adequate parking, meaning the criteria to qualify for a waiver have 
not been met.

It is recommended that the Parking Waiver request to reduce parking 
required at the new public library from 185 to 81 parking spaces be denied.

Attachments -

1) Waiver application

2) ITE research background

3) Schematic of library with deletion of parking
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