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Staff recommends approval to transmit the following comments to the Montgomery County Public  

Schools (MCPS): 

 

 The Applicant must obtain a Park Construction Permit from the Maryland-National Capital Park and 

Planning Commission (M-NCPPC) for all construction activity, including the fenced construction 

staging area and the fenced recess area, on the adjacent parkland.  

 The construction activity will be enforced during the Park Construction Permit process under the 

guidance of the Park Development Division of the Department of Parks. 

 
The Montgomery County Public Schools (MCPS) proposes to add to the existing Arcola Elementary School a 

two-story addition consisting of 5,066 square feet for five classrooms and ancillary program space, and 

relocate three portable classrooms to the front of the school adjacent to the bus loop.  

During the construction period, the Department of Parks will allow MCPS to use part of the adjacent parkland 

(Arcola Local Park) as a secure construction staging area.  

 

Summary 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.      
Date: 12-19-13 

Arcola Elementary School Addition, Mandatory Referral, MR2014023 

 

Carlton W. Gilbert, Planner Coordinator, Area 2 Division, Carlton.Gilbert@montgomeryplanning.org, 301-495-4576 

Khalid Afzal, Planner Supervisor, Regulatory Team, Area 2 Division, Khalid.Afzal@montgomeryplanning.org, 
301-495-4650 
Glenn Kreger, Chief, Area 2 Division, Glenn.Kreger@montgomeryplanning.org, 301-495-4653 

 
 Request to construct a two-story  addition for 

five classrooms and ancillary space to address 
the increased student enrollment; 

 Location:  1820 Franwall Avenue, Wheaton 
 R-90 Zone, 5 acres of land in the 1989 Master 

Plan for the Communities of Kensington-
Wheaton; 

 Applicant:  Montgomery County Public Schools 
(MCPS); 

 Filing Date:  November 7, 2013 
 
 
 
issue(s) and Board decision points. 
 

 

 

Description 

Completed: 12/12/13 

 

 

 

mailto:Carlton.Gilbert@montgomeryplanning.org
mailto:Khalid.Afzal@montgomeryplanning.org
Glenn.Kreger@montgomeryplanning.org
Carlton.Gilbert
New Stamp

Glenn.Kreger
Initials

Khalid.Afzal
initials



2 

Site Description 
 
The Arcola Elementary School is located at 1820 Franwall Avenue, at the southeast corner of the 

intersection of Channing Drive and Franwall Avenue one block south of Arcola Avenue.  It comprises 

approximately 5 acres of land in the R-90 Zone.  The property generally slopes from northeast to 

southwest, with a change of elevation of approximately 15 feet.  The property, located in the Blueridge 

Manor subdivision, is bounded to the north by Franwall Avenue and single-family homes, to the east by 

single-family homes, to the west by Channing Drive and single-family homes and to the south by Arcola 

Local Park, which is owned by the M-NCPPC.   

 

The property houses a two-story school, two hard-surface play areas/basketball courts, two soft play 

areas, a 75-space parking lot, a student drop-off loop, a loading area, and a bus loop.  The M-NCPPC park 

property to the south is used by the school for its play fields.  The student drop-off and associated 

parking lot are accessed from Franwall Avenue, and the bus loop and associated parking lot are accessed 

from Channing Drive.  A total of six portable classrooms are currently located on the property; three at 

the front of the school adjacent to the bus loop and three at the west end of the existing building 

(shaded in white in the aerial photo below).   

 

 

 
Aerial Photo 

 

Arcola Local Park 

FRANWALL AVE 
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Proposed Project 
 
The proposed expansion to the main school building will be located at the west end of the existing 

building where three portable classrooms are currently located.  The three portable classrooms, 

displaced by the addition, will be relocated to the front of the school adjacent to the bus loop where 

three existing portable classrooms are currently located.  The six portable classrooms will remain until 

additional capacity becomes available in other school areas.  The proposed addition will provide five 

additional classrooms and program spaces for Kindergarten and Grades 1 through 5.    The proposed 

project will increase school capacity from approximately 434 students to 624 students to meet the 

school’s existing and projected enrollment needs.   

 

 

 
Site Plan 

 

Proposed 2-

story Addition 

Relocation 
of 3 
portable 
classrooms 

Construction 

Staging Area 
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The proposed construction of a two-story, 5,066-square foot addition will increase the size of the school 

to approximately 95,767 square feet.   Matching the floor level of the existing building, the two-story 

addition will be located in the southwest corner of the existing building and will be setback substantially 

from the adjacent residential neighborhoods.  The lower level will consist of three classrooms and 

necessary support spaces.  The upper level will consist of two standard classrooms, a dual purpose 

room, a group instruction room and support spaces.   

 

The proposed addition will be complementary to the existing building.  According to the applicant, the 

existing building is approximately 40 feet high and the new addition approximately 37 feet high.  In both 

cases, the height is from the lowest floor to the highest point of the roof.    Construction is scheduled to 

begin in January of 2014 and will be completed in August of 2015. The school will remain open during 

construction.  As is typical in a park/school site, certain facilities such as parking, basketball courts, 

ballfields, and playgrounds are currently shared between the school and the adjacent Arcola Local Park 

sites.  MCPS has reached an agreement with the Department of Parks to utilize part of the adjacent park 

site for construction staging.  MCPS will restore any disturbed parkland after construction is complete. 

 

Parks 
 
The adjacent Arcola Local Park is 5.81 acres and current facilities include two softball fields and a soccer 

overlay field.  During the construction period, the Department of Parks will give permission to 

Montgomery County Public Schools (MCPS) to close and fence of Ballfield Number 1 to use as a secure 

construction staging area. MCPS will demolish the existing backstop, benches, and player protection 

fencing.  Ballfield Number 2 will also be closed and demolished to allow a partially fenced, temporary 

recess area to include two pieces of playground equipment.  The temporary recess area will be open to 

the public during non-school hours.  Upon completion of school construction, all playground equipment 

will be removed from this temporary recess area and the site restored to a grass condition. 

 
Community Use of Public Facilities (CUPF) will close the ballfields to permitted community use starting in 

the spring 2014 season and will re-open for the spring 2016 season.  The length of the closure period is 

due to a combination of construction and field restoration activities.  Non-permitted community use will 

be allowed during construction outside the fenced staging area.  When the school project is complete, 

Ballfield Number 1 will be completely rebuilt and made ADA-compliant, and Ballfield Number 2 will be 

eliminated to create more green space for a variety of activities as shown below.  This will allow the 

Department of Parks to restripe the rectangular field in a variety of configurations to meet field 

demands in the area (see Attachment 1 - Parks Memo). 
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Analysis 

 
Neighborhood Fit 

 
The proposed addition and improvements are compatible with the adjacent neighborhood and 

consistent with the development standards of the R-90 zone, which are standards for the 

private development of one-family detached homes in the neighborhood.   
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Zoning Standards for the R-90 Zone 

Development 
Standard 

Requirement Provided 

Minimum Lot Area 9,000 sq. ft. 218,037 sq. ft. 

Minimum Lot Width  75 ft. 599 ft.  

Minimum Lot Frontage   25 ft. 567 ft.  

Minimum Setbacks:     

Front  30 ft. 30 ft. 

Side  8 ft. / 25 ft. total 10 ft. / 39 ft. total 

Rear  25 ft.   1 ft. * 

Maximum Height  35 ft. 37 ft.  

Maximum Building 
Coverage 

30% 28% 

*Existing condition.  

 
 
 
Compatibility 
 
Compatibility with the existing neighborhood is achieved.  The exterior features and building 

design of the addition are an appropriate response within this neighborhood of modest one-

family homes and the placement and design of the addition are compatible with the character 

of surrounding area.  The height and setbacks are appropriate for the neighborhood. 

 

The submitted lighting plan illustrates that the proposed lighting for the new addition will not 

increase the lighting levels of the existing school and will not impact adjacent residential 

properties.   The proposed fixtures have been located so that no more than 0.1 foot-candles will 

extend beyond the school site onto adjacent residential properties.  On-site landscaping 

improvements will provide additional canopy cover and shrubs.  These improvements create an 

attractive setting for the school and the neighborhood.   
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Master Plan 
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Arcola Elementary School is within the 1989 Master Plan for the Communities of Kensington-Wheaton.  

The Master Plan has no specific recommendations for this particular site, but its Community Facilities 

Plan chapter recognized the need for quality education in its objectives and policies (p. 136), and relied 

on the Approved Master Plan for Educational Facilities, the annual CIP, and the annual Growth Policy as 

statements of direction to establish needs in the area.  This expansion will increase enrollment capacity 

to the maximum allowed by the previously approved mandatory referral.  Therefore, the project is 

consistent with master plan recommendations. 

Transportation 
 

The proposed project will increase the school’s capacity from 434 to 624 students in the 2015-2016 

school years.  However, the school will continue to be over capacity with the current enrollment of 719 

students and projected to be as high as 767 students, which means that six existing portable classrooms 

will remain on this property after the new addition is completed in August 2015 until a new addition to 

this school or additional capacity to other schools in the cluster is implemented. 

 

The existing crosswalk and recoiling fence at the beginning of the bus loop circle will remain in use, 

during and after the new addition is completed, to allow safe access of the students from the portables 

to the main school. 

 

The Planning Board approved a Mandatory Referral for the construction of a new Arcola Elementary 

School on June 2, 2005, (see Attachment 2) for a maximum enrollment of 765 students (i.e., two 

students less than the highest enrollment of 767 students).  A traffic study for this project is not 

required to satisfy the Local Area Transportation Review (LATR) test since the total student capacity of 

624 students with the proposed addition will remain below the total of 765 students approved by the 

previous mandatory referral (see Attachment 3 - Transportation Memo). 

 

Environment  
 
Staff approved a Natural Resource Inventory/Forest Stand Delineation (NRI/FSD #42014067E) on 

November 1, 2013.  The 5.01-acre site contains no streams, wetlands, or other environmental features 

on the subject property.    The property is within the Sligo Creek watershed-- a Use I watershed.  The 

proposed project does not have any proposed activities within any streams, wetlands, or environmental 

buffers and is therefore in compliance with the Environmental Guidelines. 

This property is subject to Chapter 22A Montgomery County Forest Conservation Law.  However, this 

property is exempt from the requirements of submitting a Forest Conservation Plan per 42014067E, 

approved on November 1, 2013 because the proposed development will not remove more than 5,000 

square feet of forest, does not affect any forest in a stream buffer or is located in a Special Protection 

Area, and does not require approval of a new subdivision plan.  Any changes from the 

approved exemption request may constitute grounds to rescind or amend any approval actions taken 

and to take appropriate enforcement actions.  If there are any subsequent modifications to the 

approved plan, a separate amendment must be submitted to M-NCPPC for review and approval prior to 

those activities occurring.  
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The Stormwater Management Concept Plan for the site was reviewed and approved by the Montgomery 

County Department of Permitting Services (MCDPS) on October 10, 2011. The plan featured an 

infiltration dry well to provide treatment for the building addition, however in their approval letter, 

MCDPS indicated that since treatment for the proposed addition was provided by the stormwater 

management design for the prior modernization, the dry well should be removed from the plan and no 

new stormwater management is required for the proposed addition (see Attachment 4). 

 

Community Outreach 
 
Staff notified via mail, and invited comments from, local citizen associations, adjoining and nearby 

property owners, and other interested parties of the submittal.  To date, staff has not received any 

comments or requests for this proposal. 

 

Conclusion 

 
Based on the information provided by the Applicant and the analysis contained in this report, Staff 

concludes that the proposed mandatory referral meets the applicable standards and guidelines for the 

environment, the adequate public facilities ordinance, and the development standards of the R-90 Zone.  

Staff recommends approval of the Mandatory Referral with the comments listed at the front of this 

report. 

 

 
 
 
Attachments: 
Attachment 1 – Parks Memo 
Attachment 2 – Planning Board Transmittal Letter 
Attachment 3 – Transportation Memo 
Attachment 4 – SWM Concept Approval 
 
 
 
 




























