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REVIEW TYPE: Limited Amendment –Preliminary Plan of Subdivision 

 

APPLYING FOR: An amendment to the Adequate Public Facilities findings to accommodate 

the approved Norwood School expansion. 

 

PROJECT NAME: The Norwood School 

CASE #: 11988015A 

REVIEW BASIS: Chapter 50, Montgomery County Subdivision Regulations 

 

ZONE: RE-2 

LOCATION: 8821 River Road – Northeast corner of the intersection of River Road and 

Bradley Boulevard 

MASTER PLAN: Potomac Subregion 

 

APPLICANT: The Norwood School 

ENGINEER: Loiederman/Soltesz 

ATTORNEY: Linowes and Blocher 

 

FILING DATE: February 24, 2010 

HEARING DATE: February 10, 2011 
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RECOMMENDATION:  Approval of the limited amendment, subject to the following 

conditions: 

 

1) All terms and conditions of the previously approved special exception (S-285-E) shall 

remain in full force and effect, unless modified by subsequent amendments. 

2) Approval under this Adequate Public Facilities (APF) review limits student 

enrollment to 600 for the School Year Program and 850 for the Summer Program and 

the number of faculty/staff to 200 for the School Year Program and 200 for the 

Summer Program.  The number of faculty/staff for the Summer Program may be 

increased to 216 provided that the Board of Appeals issues an opinion authorizing 

that number. 

3) The applicant must implement the submitted comprehensive Transportation 

Management Plan to address the PAMR requirements of the School’s proposed 

expansion.  Detail of the traffic management program as contained in the submitted 

TMP is listed under the PAMR discussion of this memorandum. 

4) The APF review for the preliminary plan amendment will remain valid for one 

hundred and forty-five months (145) from the date of mailing of the Planning Board 

Resolution. The schedule of phasing must be in conformance with the Board of 

Appeals conditions of approval.  

5) All previous conditions of preliminary plan 119980150 remain in full force and 

effect.  This amendment supersedes the existing Adequate Public Facilities 

Agreement with the Planning Board dated August 20, 1998.  

 

EXECUTIVE SUMMARY 

 

 This limited amendment has been submitted to allow Planning Board consideration of the 

Adequate Public Facilities (APF) test for the transportation and other public facilities and 

services needed to accommodate the proposed expansion of the Norwood School under Special 

Exception modification S-285-E. On July 8, 2010 the Planning Board considered S-285-E to 

allow for an expansion of the school’s facilities, student population, faculty and staff.  The Board 

recommended approval of S-285-E with conditions. The Hearing examiner made his 

recommendation to approve the application with conditions on November 24, 2010.  The Board 

of Appeals held a hearing on the application on December 8, 2010 and also recommended 

approval of the application. Condition #9 of the Board of Appeals Resolution (attachment 1) 

requires the following:  

   

“The Petitioner must file an amended preliminary plan of subdivision, at which 

time the APF test will be done.” 

 

This limited amendment seeks to satisfy this condition. 

 

 The Applicant has requested an extended APF validity period not to exceed twelve (12) 

years in which to secure building permits for all four phases of development.  The Board of 

Appeals final action on this Special Exception amendment strictly controls when each phase of 

development may proceed.  The Planning Board and Board of Appeals will closely monitor the 

traffic impacts of each phase as per the Board of Appeals conditions. 
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SITE DESCRIPTION 

 

The subject property “Subject Property” or “Property” is approximately 38.1 acres in size 

and zoned RE-2. The Property is identified as a platted parcel “Parcel B”, Bradley Ridge on 

record plat No. 20865.  It is located in the northeast corner of the intersection of River Road and 

Bradley Boulevard in Potomac.  The site is currently occupied by the Norwood School, a private 

educational institution with a maximum enrollment of 600 school year program students and 850 

summer program attendees as most recently approved under Board of Appeals Special Exception 

Case No. S-285-E.  Six main structures are located on the central portions of the site and include 

a lower school building, lower school library, middle school building as well as a gymnasium, 

and an arts and music building.  Currently there are two access points along River Road and one 

on Bradley Boulevard; these access points will remain relatively unchanged as part of the 

improvement allowed by the special exception.  

 

There are streams, floodplains and wetlands on the Property that are included within 4.68 

acres of environmental buffers. The Property is in the Cabin John Creek watershed a Use I-P 

stream. 

 

PROJECT DESCRIPTION (Figure 1) 

 

The Norwood School is currently limited through an Agreement with the Planning Board 

to a maximum enrollment of 560 students and 120 faculty.  Special Exception No. S-285-E 

approved an expansion of the existing school facilities, enrollment, faculty and programs.   The 

maximum number of adult staff, juvenile participants and total adults permitted on site at one 

time will be 200, 600 and 263, respectively for the School Year Program and 200
1
, 850, and 263, 

respectively for the Summer Program.  The Board of Appeals action allowed for new lower 

school classrooms, a performing arts center and an indoor pool to be constructed along with new 

parking lots to be built as shown by the dark shaded features on figure 1.   A traffic study was 

submitted and reviewed with the Special Exception application; however, the Board of Appeals 

required that the Planning Board review the necessary Adequate Public Facilities. Following is 

an analysis of the public facilities required for this expansion    

 

 

 

                                                 
1
 The Traffic Study analyzed a maximum of 216 faculty/staff for the Summer Program, however, the Board of 

Appeals Opinion only allowed 200 faculty/staff for the Summer Program.  This may be a typographical error that 

will be addressed by future Board of Appeals action.  
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      Figure 1 

 

     

ANALYSIS AND FINDINGS 

 

Conformance to the Master Plan 

 

 The Planning Board and Board of Appeals found that this project is in substantial 

conformance with the Potomac Master Plan at the time of the Special Exception.  This finding 

remains valid for this preliminary plan amendment. 
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Adequate Public Facilities 

 

Local Area Transportation Review 

 

 Three intersections were identified as critical intersections affected by the proposed 

development and were examined in a submitted traffic study to determine whether they met the 

applicable congestion standard.  The congestion standard for the Potomac Policy Area is 1,450 

Critical Lane Volume (CLV).   

 

 The Critical Lane Volume (CLV) impacts of the proposed expansion on effected 

intersections were analyzed and are summarized in Table 1.  

 

      

 

     Table 1 
 

Intersection Capacity Analysis with CLV 

During the Peak Hour 
 
 

Intersection 

 
Existing 

 
Background 

 
Total 

 
AM 

 
PM 

 
AM 

 
PM 

 
AM 

 
PM 

 
River Rd. (MD 190)/ 

Seven Locks Rd. 

 
 

1226 

 
 

1175 

 
 

1250 

 
 

1196 

 
 

1250 

 
 

1229 
 
MD 190/ Bradley Blvd. 

(MD 191) 

 
 

1329 

 
 

1174 

 
 

1330 

 
 

1177 

 
 

1330 

 
 

1214 
 
MD 190/ East School 

Dr./Congressional CC 

Dr. 

 
 

1242 

 
 

1102 

 
 

1243 

 
 

1105 

 
 

1243 

 
 

1152 

 
MD 190/West School 

Dr. 

 
 

1254 

 
 

1010 

 
 

1255 

 
 

1013 

 
 

1255 

 
 

1017 

 

As shown in the above table, the three intersections analyzed are currently operating at 

acceptable CLVs (below 1,450) and this level will continue for both the background 

development condition (existing traffic plus approved but not-built subdivisions in the area), and 

the total development condition (background traffic plus traffic from the site).    Therefore, this 

preliminary plan application meets the LATR requirements of the APF review. 

    

Policy Area Mobility Review (PAMR) 

 

The site is located within the Potomac Policy Area where 45% PAMR trip mitigation is 

required according to the current Growth Policy.  In order to address this PAMR trip mitigation 

requirement, the applicant proposed a number of trip mitigation measures and management 

actions to ensure that the School does not exceed the trip caps associated with its currently 
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authorized School year enrollment.  The proposed trip mitigation measures and management 

actions contained in the submitted Transportation Management Plan (TMP) are listed below: 

 

1. The School will increase the number of buses to six from the current operation of two 

buses to transport more students without the need for private automobile use. No fewer 

than six applicant-owned buses shall be included in the busing program by Phase IV.  

These buses will also be used during the Summer Camp operations. 

 

2. The School will maintain a flexible schedule for staff arrivals and School start times in 

order to stay within the approved peak hour trip cap. 

 

3. The School will appoint a staff member to be the School Transportation Coordinator 

(STC), to promote bus riding and carpooling by educating and communicating with 

parents and Staff. 

 

4. The STC will identify clusters of families (i.e., based on zip codes) who potentially could 

form carpools or justify additional bus routes. 

 

5. The STC will encourage carpooling among staff using similar measures. 

 

6. The STC will monitor parking requirements for auxiliary programs so that the 90% 

capacity utilization target is met. 

 

7. The School’s Director of Auxiliary Programs will be charged with scheduling classes, 

facilities rentals, etc. so that caps are not exceeded. 

 

8. The School will establish a Community Liaison Committee (CLC), which will be 

attended by the STC and/or the Head of School to maintain communication with the 

community regarding implementation of the TMP and operational issues.  The meeting 

dates/times will be posted on the School web site.  A designated County representative 

will be an ex officio member of the CLC. 

 

9. The School will conduct peak period driveway counts in accordance with M-NCPPC 

monitoring requirements to periodically ascertain the peak hour trip levels and ensure 

compliance with the approved trip caps. 

 

10. If additional actions are required to meet the trip caps, the School will implement 

management and operational measures as appropriate to assure prompt compliance with 

the caps.  Examples of representative measures are enhanced carpool incentives, 

adjusting of staff schedules outside of peak hours, expansion of off-site bus pick-up 

locations, etc. 

 

11. The School will seek suggestions from the CLC to arrive at additional measures as 

necessary to attain and ensure compliance with the peak hour trip caps. 
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Based on the currently authorized new number of students and staff, the School is 

allowed to generate 753 and 269 vehicular trips during the AM peak hour and PM peak hour, 

respectively.  The applicant proposed a number of trip mitigation measures and management 

actions listed above to ensure that the School does not exceed the trip caps associated with its 

currently authorized School year enrollment. With implementation of the proposed trip 

mitigation measures, the proposed expansion will have no additional traffic impact.  Therefore, 

the subject preliminary plan application meets the PAMR requirements of the APF review. 

 

Site Access and Vehicular/Pedestrian Circulation 

  

Three existing access points serve the School: two driveways on River Road (MD 190), 

including one which is right-in/right-out only and one with full movement and a full movement 

driveway from the school (T-intersection) onto Bradley Boulevard (MD 191). 

     

 There is an existing substandard shared use path along MD 190 and deteriorated sidewalk 

along MD 191.  The Special Exception approval requires that the applicant provide a five-foot-

wide concrete sidewalk along the School’s MD 191 frontage and an eight-foot-wide shared use 

path along the School’s MD 190 frontage.   The School has a long internal driveway that should 

provide sufficient queuing storage area for the student drop-off and pick-ups. 

 

With the applicant’s upgrading the existing bike path and sidewalk along its frontage on 

MD 190 and MD 191, staff finds the proposed traffic/pedestrian circulation system as shown on 

the preliminary plan adequate to accommodate the generated vehicular and pedestrian activities. 

 

Other Public Facilities and Services 

 All public facilities and services are available and will be adequate to serve the proposed 

expansion of the facility.  The Washington Suburban Sanitary Commission notes that sewage 

transmission and treatment capacity is adequate and advises that with regards to water supply, 

there is “adequate domestic and fire flow from its existing connection to the existing 8" water 

main in River Road.  However, in the event the existing 66" water main is taken out of service 

for inspection or maintenance reasons, fire flow conditions cannot adequately be handled from 

the existing 8" water main to the existing on-site 10" water connection.  WSSC and the 

Applicant will work together to explore options to address potential issues relating to providing 

adequate water service to the Norwood School in case of a planned (which may last as long as 6 

months) or unplanned interruption of service of the existing 66" main.”  

 Staff advises that other properties, both residential and non-residential, would be affected 

by an interruption in service of this 66 inch water main.  WSSC will need to work with other 

property owners, as well as the school, to maintain adequate service.  

 The application has been reviewed by the Montgomery County Fire and Rescue Service 

who have determined that the Property has appropriate access for fire and rescue vehicles.   

Other public facilities and services, such as schools, police stations, firehouses and health 

services are operating within the standards set by the Growth Policy Resolution currently in 
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effect. Natural gas, PEPCO and Verizon have also approved the amendment.  The application is 

not subject to payment of School Facilities Payment.   

 

Environment 

  

Environmental Resource Protection 

 

 The application was found to comply with the Planning Board Adopted Environmental 

Guidelines at the time of Special Exception review.  The preliminary plan makes no 

modifications to the limits of disturbance; therefore, the findings made at the time of the Special 

Exception review remain valid.   

 

Forest Conservation 

 

 The plan was found to comply with Chapter 22A, the Montgomery County Forest 

Conservation Law at the time of the Special Exception review. A preliminary forest conservation 

plan was approved by the Planning Board at that time.  The preliminary plan amendment makes 

no changes to the limits of disturbance or other elements of the approved forest conservation 

plan.  Therefore, the findings for conformance with Chapter 22A remain valid for this plan 

amendment. 

 

Stormwater Management 

 

  A stormwater management concept was approved at the time of Special Exception 

review.  That concept remains valid for the plan amendment under review.  

 

Compliance with the Subdivision Regulations and Zoning Ordinance 

 

 No new record plat will be initiated by this plan amendment which is only seeking review 

and approval of the adequacy of public facilities.  With respect to the review of adequate public 

facilities as prescribed under Section 50-35(k) of the Montgomery County Subdivision 

Regulations, this plan amendment complies with all pertinent requirements of this section.  

 

Citizen Correspondence and Issues 

 

 This application was submitted in accordance with the procedures outlined in the Manual 

of Development Review Procedures.  A copy of the plan and notice of submission was sent to 

adjacent and confronting property owners and to local civic associations in accordance with the 

Manual.  No inquires regarding this plan amendment have been received by staff.    

 

CONCLUSION 

 

The improvements sought by this plan amendment can be adequately served by all public 

facilities including roads, sidewalks, water, sewer, other public utilities, schools, fire and rescue 

and police. Staff recommends approval of the plan amendment subject to the conditions cited 

above.  
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Attachments 

 

A) Special Exception Opinion S-285-E 

B) Planning Board Resolution 1-89015 

C) Planning Board Agreement 
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