
 

 
 
 

 

 

 

 

 

 

Summary 
 
• Staff recommends Approval with Conditions 
• The subject use conforms to all applicable requirements and regulations for approval of a Day Care Center (Over 

30 Persons) Conditional Use, Section 59.3.4.4.F. of Montgomery County Zoning Ordinance and the applicable 
development standards under the R-200 Zone (Section 59.4.4.7)  

• The subject use is consistent with the recommendations of the 1994 Clarksburg Area Master Plan and compatible 
with the character of the surrounding area. 

• Approval of the requested Conditional Use will not cause undue harm or adverse impact on the immediate 
neighborhood. 

• There are no traffic, circulation, noise or environmental issues associated with the Application, provided that the 
recommended conditions are satisfied.  

• This Application complies with the Montgomery County Environmental Guidelines.  
• The Conditional Use is supported by Staff recommends approval of a Preliminary Water Quality Plan being 

reviewed concurrently with this application in a separate report. 
 

Description 
 
Request for a Conditional Use to operate a Day Care Center 
(Over 30 Persons) for 42 children, on a 0.60-acre lot located 
at 23126 Frederick Road, Clarksburg, at the southeast corner 
of its intersection with Woodport Road, identified as Lot P5, 
Hammer Hill Subdivision, R-200 Zone, 1994 Clarksburg Area 
Master Plan. 

 
Staff Recommendation: Approval with conditions  
 
Application Filed:  December 18, 2020 
OZAH Public Hearing: April 19, 2021 
Planning Board Hearing:  April 1, 2021 
 
Applicant: Jayanthi Babu 

Joshua Penn, Planner Coordinator, Upcounty  Joshua.Penn@montgomeryplanning.org  301-495-4546 
Patrick Butler, Chief, Upcounty     Patrick.Butler@montgomeryplanning.org  301-495-4544 

 

Completed: March 26, 2021 

MCPB 
Item No.:  
Date:  04-08-21 

23126 Frederick Road (Lovedale Montessori) CU-21-05:  Day Care Center 

mailto:Joshua.Penn@montgomeryplanning.org
mailto:Patrick.Butler@montgomeryplanning.org
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SECTION I: STAFF RECOMMENDATION AND CONDITIONS OF APPROVAL 

 
Staff recommends approval of CU-21-05 subject to the following conditions: 

1. The proposed Day Care Center (Over 30 Persons) use is limited to a 42-child day care center 
and 5 employees.  

2. No more than 4 employees and 1 administrator should be on site at any one time. 
3. Prior to the public hearing with the Hearing Examiner, illustrate on the Conditional Use Plan 

the location of 1 long-term, secure and weather protected bike parking space. 
4. The hours of operation are 7:30 am to 6:30 pm, Monday through Friday. 
5. Special events and periodic staff training activities associated with the Day Care Center 

(Over 30 Persons) use must not exceed six events per calendar year and such events may 
not extend beyond 9:00 p.m. 

6. Outdoor play is limited to 8 am to 6:30 p.m.   
7. Landscaping must be in accordance with the Landscape Plan submitted on February 11, 

2021. 
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SECTION II: PROJECT DESCRIPTION 
 
A. Site Description 

 
The Subject Property is located at 23126 Frederick Road inClarksburg, at the southeast corner 
of the intersection of Frederick Road and Woodport Road, identified as Lot P5, Hammer Hill 
Subdivision in the R-200 Zone. The Subject Property is rectangular and is improved with a 
2,134 square-foot single family detached dwelling. The Property is generally flat with gently 
sloping terrain. It has approximately 295 feet of frontage on Westport Road and 100 feet of 
frontage on Frederick Road. The Property is in the Little Seneca Creek watershed. 
 
There are no streams, wetland areas, 100-year floodplains or highly erodible soils on the 
Property.  There were no known rare, threatened or endangered species identified on the 
Property.  
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Figure 1: Aerial Photograph of Subject Property 

 
C. Neighborhood Description 

 
For purposes of this Application, staff defines the surrounding neighborhood boundaries as 
follows: 

North:  Stringtown Road 
East:   Highlands at Clarksburg Parcels E and B 
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South: Highlands at Clarksburg subdivision and Parcel N888 
West:   Garnkirk Farms and Gateway Commons Boundaries 

 
 

 
Figure 2: Surrounding Neighborhood 

Staff’s definition of the surrounding area is bounded by Stringtown Road to the north, then 
south along the easternmost boundary of the parcels “E” and “B” of the Highlands at 
Clarksburg subdivision.   To the South, the neighborhood demarcation runs along the 
southern boundary of the Highlands at Clarksburg subdivision, and then follows that general 
line on the western side of Frederick Road along the southern boundary of Parcel N888.  To 
the West, the neighborhood line runs from its southern border, north, along the Garnkirk 
Farms and Gateway Commons Land Condominium developments’ western borders back to 
Stringtown Road. 
 
The subject site is located roughly in the center of the neighborhood. It is bounded by R-200 
zoned properties.  The properties to the northwest and south west have a TDR: 7.0 overlay 
zone. The subject property has frontages on 23126 Frederick Road (northeast) and Westport 
Road (northwest). The character of the neighborhood is generally single-family homes with 
increased density in the TDR overlay areas to the south and west. 
 
There is one special exception/conditional use within the surrounding area. It is located south 
at 23023 Frederick Road and was approved as a horticultural nursery and commercial 
greenhouse on December 23, 1976 for Green Gardens, Inc.  The approval was subsequently 
amended on January 11, 1977, May 23, 1979, April 2, 1992 January 27, 1998 and April 28, 

Surrounding 
Neighborhood 

Subject 
Property 
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1998. GG Property Holdings, LLC received a transfer of the approval from the Board of 
Appeals on April 10, 2019. 
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Figure 3: Vicinity Map and Zoning 

 

Subject 
Property 
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D. Zoning and Land Use History 
 
Prior to the 1994 Clarksburg Master Plan the property was zoned RE-2 and continued to retain 
the R-200 zoning as recommended in the Plan. There are no previously approved conditional 
uses for the Property.  
 

E.  Proposed Use 
 

The Applicant is the owner of the Subject Property. The Applicant proposes to utilize the 
existing 2,134 square foot building with minimal alterations to the existing building or Site. 
The Site alterations would include a play area for the children in the rear of the Property, 
which is currently heavily screened by existing landscaping as well as established set back 
distance, a proposed deck to the rear of the structure and modifications to the existing 
parking area to accommodate access onto the property only from Woodport Road and right 
turn exit only onto Frederick Road.   

 

Figure 4: Proposed Site Plan 

The facility would house and allow for the operation of a Day Care Center (Over 30 Persons), 
comprised of a two classroom day care for a maximum of 42 students.  The attendees will 
be children from three years of age to pre-Kindergarten age.  The day care will operate from 
7:30 am to 6:30 pm.  Up to six (6) evening events will be held throughout the year, for social 
events or employee training sessions.  Any evening events will not extend past 9:00 pm. 
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There will be a maximum of four staff members and one administrator onsite at any one 
time.  On-site staff training and organizational meetings will typically be held during regular 
business hours.   

The outdoor play area for the children will consist of the rear yard.  The entire rear of the 
property is currently fenced and will remain so in the future. 

 

SECTION III: ANALYSIS AND FINDINGS 
 
A. Master Plan 

The Property is within the area covered by the 1994 Clarksburg Master Plan & Hyattstown 
Special Study Area. It is within the Transit Corridor District in the Plan. Two objectives of 
the Master Plan for the Transit Corridor District are to “continue the present residential 
character along MD 355” and to “balance the need for increased carrying capacity along 
portions of MD 355 with the desire to retain a residential character along MD 355” (p. 
54). Both of these objectives stress the importance of maintaining the “pleasant 
residential character” created by the “traditional patterns found elsewhere in the ‘Up-
County’: single-family detached lots fronting the road” (p. 54). 

The proposed use is to be located within an existing detached house that is part of the 
very residential character the Master Plan attempts to preserve. The Applicant proposes 
a parking area in the front yard (existing but modified), which is a significant departure 
from the traditional pattern of development for single-family detached houses along this 
segment of MD 355. These properties typically have a lawn and a driveway, but not a 
parking lot. However, a parking lot has existed in the front yard for at least ten years when 
the Site was being used as a sales office for the residential neighborhood that developed 
behind the property. Part of the lot is very well screened from MD 355 and Woodport 
Road, but the lot is very exposed to drivers heading north on MD 355. The Applicant 
proposes to remove part of the existing lot closest to MD 355 and to install additional 
landscaping to screen the southeast corner of the parking area. As proposed, this 
additional landscaping will mitigate the visual effects of the parking lot in front of the 
building and is acceptable to staff given the constraints of attempting to add a new 
parking lot behind the building. 

 
Impervious Surface 

Within the 1994 Clarksburg Master plan area, typical impervious levels for development vary 
with the zone and the availability of sewer service.  The subject property is located within the 
R-200 zone.  The R-200 zone (in general) has a typical impervious level of 19 percent.  

The Application proposes an impervious level of 18.7 percent. The Application has a net 
increase of 1,061 square feet of imperviousness from the existing conditions and is consistent 
with the average impervious levels in the R-200 zone. 
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This Application is within the Clarksburg Special Protection Area (SPA) and while no 
impervious surface cap was set for this SPA, the amount of impervious surface is always 
considered to see if it is the minimum necessary to achieve the goals of the Project. 

B. Development Standards 
 
The following table summarizes the R-200 Zone development standards:  
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Table 1: Development Standards 
 

 
 

 

 

 

 

 

 

 

 

C. Transportation 
 
Site Access 
The Subject Property is located on the south quadrant of the intersection of Woodport 
Road and Frederick Road (MD 355). The Subject Property will be accessed from Woodport 
Road via an entrance at the front of the building. Vehicular circulation will be one-way 
from the entrance, immediately connecting to a small parking lot in front of the building, 
with a right-turn only exit point provided onto Frederick Road. A lead-in walkway will run 
parallel to the driveway and connect to the existing sidewalk on Woodport Road. 
 
Master-Planned Roadway, Bikeways and Pedestrian Facilities 
Frederick Road is classified as a business district street with planned BRT with a 50 ft ROW 
according to the 2018 Master Plan of Highways and Transitways. The current 80 ft. ROW 
is adequate. Woodport Road is a secondary residential street with a 60 ft. ROW, which 
remains adequate. The 2018 Bicycle Master Plan recommends a side path to run along 

R-200 Zone 
Development Standards 
 

Zoning 
Ordinance 
59-4.4.7.B 

Proposed 

Minimum Lot Area 20,000 SF 29,846 SF (0.65 ac)  
 

Minimum Lot width: 
 at building line 
 at front lot line 

 
100 ft. 
25 ft. 

 
100 ft.  
100 ft. 

Maximum lot Coverage 25 percent 
 

18.7 percent  

Minimum Building Setback 
Principal Building: 
• front  
• side street (Frederick Rd) 
• side 
• rear yard 

 
 
40 ft. 
40 ft. 
12 ft. 
30 ft. 

 
 
82 ft. 
82 ft. 
24.9 ft. 
175.4 ft. 

Maximum Building Height 45 ft. 25 ft. 

Parking: 59-6.2.4 

Min. Vehicle Parking spaces Day Care 
3/1000 GFA 
(See Table 4 below under: D Parking) 

5 spaces 7 spaces 
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the south side of Frederick Road across the property frontage. This improvement is 
currently being constructed as part of the Frederick Road Bike Path CIP (P501118).  
 
Local Area Transportation Review (LATR) 
A transportation statement (Attachment B) is included with this application. The 
proposed 42-student Day Care Center (Over 30 Persons) use will generate an estimated 43 
AM and 43 PM peak hour person trips using the 2017 LATR guidelines. This is below the 
threshold to warrant a full transportation study. While the Montessori school use is not a 
studied ITE use, generation estimates are based off the day care use which has an 
equivalent drop-off and pick-up operation.  
 

Table 2: Site Trip Generation 
 

Use Development AM Peak Hour PM Peak Hour 
In Out Total In Out Total 

Day Care Center 
(ITE 565) 

42 Students 17 16 33 16 17 33 

Pass-by (Credit) 
AM 27% 
PM 12% 

 
(5) (4) (9) (2) (2) (4) 

Net New 
Vehicle Trips 

 
12 12 24 14 15 29 

Net New 
Person Trips 

 
-- -- 43 -- -- 43 

*Trip generation rates are based on the 10th Edition ITE Trip Generation Report 
and adjusted following the 2017 LATR Guidelines 

Following Staff’s request, the Applicant performed a signal warrant analysis of the 
currently unsignalized intersection of Woodport Road and Frederick Road based on future 
assumed traffic volumes (Table 3). No warrant was satisfied for this intersection and 
therefore signalization is not required. 
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Table 3: Signal Warrant Analysis Results 

Source: The Traffic Group Statement dated March 19, 2020  

 
The existing road network is adequate to serve the traffic generated by the proposed use. 
The internal pedestrian circulation and walkways will provide adequate movement of 
pedestrian and bicycle traffic.  The proposed use, as conditioned, is consistent with the 
1994 Clarksburg Area Master Plan, the 2018 Master Plan of Highways and Transitways, 
and the 2018 Bicycle Master Plan. 

 
D. Parking 

 
The Application meets the applicable requirements of Article 59-6 for a 2,134 s.f. Daycare 
use. The parking table in Section 59.6.2.4 requires a base minimum of 3 spaces per 1,000 
s.f. for Daycare use:  
 
Table 4: Parking 

 
As conditioned, the Application provides adequate vehicle and bike parking for the 
proposed use.  

 
1. Section 6.2.5. Vehicle Parking Design Standards  

  
6.2.5.B. 
Location:  Each required parking space must be within ¼ mile of an entrance to 
the establishment served by such facilities. 
 
All proposed parking is within 65 feet of the entrance to the school building. 
 
6.2.5.C.  

Intersection 
Warrant 1 – Eight- 

Hour Vehicular 
Volume 

Warrant 2 – Four- 
Hour Vehicular 

Volume 

Warrant 3 – Peak 
Hour Vehicular 

Volume 

Warrant 4 – 
Pedestrian Volume 

Frederick Road 
(MD355) / Woodport 

Road 

Condition A : Not 
Satisfied 

Condition B : S Not 
Satisfied 

Not Satisfied Not Satisfied Not Satisfied 

Section 59.6.2.4 Parking Required Provided 

Vehicle spaces 
3 spaced /1,000 s.f.  (Day Care) 

7 Spaces 7 Spaces 

Bicycle parking 
1/5,000SF, 85% long term 

1  long term space 1 long term space, as 
conditioned 
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Access:  Each parking space must have access to a street or alley open to use by 
the public.  Vehicle access crossing primary pedestrian, bicycle, or transit routes 
must be limited wherever feasible. 
 
All proposed parking spaces will be directly accessed from Woodport Road via a 
one-way circulation through the parking lot and exiting to Frederick Road. Two 
access points have been provided to limit additional vehicular movement to 
Woodport Road, a residential street.  The current lot has been modified to provide 
the proposed vehicular movement. 

 
 

E. Landscaping 
Section 6.2.9.B. Parking Lot Requirements for Conditional Uses Requiring 5 to 9 Spaces 

 
1. Satisfies the minimum specified parking setback under Article 59-4 or, if not 

specified, is a minimum of 8 feet wide; 
2. Contains a hedge, fence, or wall a minimum of 4 feet high; and 
3. Has a minimum of 1 understory or evergreen tree planted every 30 feet on center. 

 
The revised Landscape Plan (revision date 02/11/21) satisfies the requirements of Section 
6.2.9.B.1 through 3: Parking Lot Requirements for Conditional Uses Requiring 5 to 9 Spaces. 
The Applicant is showing a total of 7 surface parking spaces. The parking is located in front of 
the existing structure consisting of 6 standard parking stalls and 1 handicap parking stall. The 
parking area is set back approximately 25-feet from the western property line, approximately 
30-feet from the northern property line and 12-feet from the eastern property line. There is 
a 5-foot wide landscape buffer between the parking stalls and western, northern and eastern 
property lines. The total length of this landscape buffer is approximately 118-feet. This buffer 
contains 2 overstory and 4 understory trees, and a hedge at least 4-feet in height satisfying 
Section 6.2.9.B. The parking is access via a driveway from Woodport Road with a right out 
exit onto Frederick Road (Figure 3). 
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Figure 5: Parking Lot Landscape Buffer 

 
 
Section 59-6.4.3: General Landscaping Requirements specifies and defines the types of 
plant materials, canopy trees, understory trees, and evergreen trees. In response to 
Staff’s comments, the Applicant had submitted a revised Landscape Plan. The revised 
landscaping satisfies the General Landscape Requirements as defined and specified under 
Section 59-6.4.3.  

 
F. SCREENING 

Section 6.5.2.B specifies, in the Agricultural, Rural Residential, and Residential Detached 
zones, a conditional use in any building type, except a single-family detached house, 
must provide screening under Section 6.5.3 if the subject lot abuts property in an 
Agricultural, Rural Residential, or Residential Detached zone that is vacant or improved 
with an agricultural or residential use. All conditional uses must have screening that 
ensures compatibility with the surrounding neighborhood. 
 
The landscaping meets or exceeds the requirements under Section 59.6.5.3.C.7. The 
Property is within a Residential Detached Zone, R-200, and abuts other properties on two 
sides within the same zone. The properties to the east and south are improved residential 
properties. Since there are abutting properties improved with residential uses to the east 
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and south of the Subject Property, the Applicant must ensure adequate screening in these 
directions under Section 6.5.3.C.7.  
 
Along the eastern property line, the planting provided on the amended Landscape Plan 
meets or exceeds the minimum requirements of Section 6.5.3.C.7, Option B (Figure 4). 
The landscaping is placed between the lot line and the subject structure extending for the 
full length of the structure plus an additional 50% in length in each direction beyond the 
structure. The landscape planting area 92-feet long and 12-foot wide containing 2 canopy 
trees, 4 understory and evergreen trees, 8 large shrubs and 22 medium shrubs.  
 

 
Figure 6: Landscape Screening Eastern Property Line 
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Along the southern property line the landscaping meets or exceeds the requirements 
under Section 6.5.3.C.7, Option B (Figure 5). There is a distance of 175-feet between the 
existing structure on the subject property and the residential structures to the south. 
There is existing screening along the southern property line along with an open grassed 
area. The existing screening along the south property line is comprised of 5 overstory 
canopy trees and 8 evergreen trees. The Applicant is also proposing to install 8 large 
shrubs and 15 medium shrubs along the property line. In addition to the existing and 
proposed vegetation, the Applicant will be installing one overstory tree, one understory 
tree, three large shrubs, thirteen medium shrubs, twenty-one small shrubs and 
groundcover grouped around a SWM micro bio-retention facility within this area adjacent 
to the southern property line. 
 

 
Figure 7: Landscape Screening Southern Property Line 

 
 

G. LIGHTING 
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Pursuant to Section 59 6.4.4.E, outdoor lighting for Conditional Uses must be directed, 
shielded or screened to ensure that the illumination is 0.1 foot-candles or less at any lot 
line that abuts a lot with a detached house building type, not located in a 
Commercial/Residential or employment zone. 
 
The Lighting Plan is adequate and safe for vehicular and pedestrian movement and does 
not unreasonably spill onto adjacent properties. The Applicant proposes to install one 
wallpack light fixture located at the front entry of the existing building (Figure 6). The 
proposed lighting provides illumination of the site entrance, visibility lighting in the 
employee parking areas and lighting near the front of the structure. A photometric study 
submitted with the Application shows measured lighting intensity across the area 
adjacent to the existing structure in foot-candles, the locations of lighting fixtures and the 
manufacturer’s specifications on the proposed lighting fixtures. The Photometric Plan 
shows that the lighting will not cause glare on adjoining properties, nor will it exceed the 
0.1 foot-candle standard at the side and rear property lines. The lighting, with no direct 
light or light glare, will not have a negative impact on neighboring properties. 

 
Figure 8: Lighting Plan 

  
 



19 
 
 

 

H. Signage  
The property does not currently include any signage identifying the use.  The applicant is 
not asking for any additional signage herein but will likely upon completion of the 
Conditional Use process request approval from the County Sign Review Board for a sign 
larger then permitted without sign variance approval. 
 
Any future signage will be subject to the regulations of Section 59.6.7.8. Residential 
Zones.   

 
 
I. Environment 

Consistency with Environmental Guidelines 
The site is located within the Clarksburg Special Protection Area (SPA) and the Little 
Seneca Creek watershed, a Use Class IV-P watershed. The Countywide Stream Protection 
Strategy (CSPS) rates streams in this watershed as good. There are no streams, 
floodplains, wetlands, or environmental buffers on or affecting the site. 
 
The site is entirely within the Clarksburg Special Protection Area (SPA), and it is subject to 
approval of a Preliminary Water Quality Plan (WQP) and a Sediment Control Concept Plan. 
Under the SPA law, Montgomery County Department of Permitting Services (DPS) and the 
Planning Board have different responsibilities in the review of the water quality plan. DPS 
reviews elements of the WQP under its purview (e.g. stormwater management, sediment 
and erosion control, etc.), while the Planning Board determines whether the site 
imperviousness, environmental guidelines for special protection areas, and forest 
conservation requirements have been satisfied. 
 
The Preliminary Water Quality Plan (PWQP) recommendations are reviewed by the 
Planning Board as a regulatory item separate from the review of the Conditional Use 
application. Staff is recommending approval of the PWQP, with conditions. 
 
DPS conceptually approved, with conditions, that portion of the applicants’ Preliminary 
Water Quality Plan that is under its purview on January 15, 2021.  
 
Forest Conservation  
A forest conservation exemption request #42021042E was approved on November 10, 
2020. The project site is exempt from Article II of the Montgomery County Code, Chapter 
22A (Forest Conservation Law), Section 22A-5(s)(2) because the requirements of Article II 
do not apply to:  
  

(2) an activity occurring on a tract less than 1 acre that will not result in the clearing of 
more than a total of 20,000 square feet of existing forest, or any existing specimen or 
champion tree, and reforestation requirements would not exceed 10,000 square feet. 
Forest in any priority area on-site must be preserved. 
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The Tree Save Plan submitted in support of the application identifies stress reduction 
measures designed to minimize construction related impacts to specimen trees on site.  
These measures will be further refined at the pre-construction meeting, in coordination 
with the owner’s Licensed Tree Expert. 
 

I. Community Concerns 
 

At the time of the publication of the staff report, six letters of support have been received 
by staff from members of the public (Attachment C). 

 
 
SECTION IV COMPLIANCE WITH THE NECESSARY FINDINGS IN SECTION 59.7.3.1.E AND 

SPECIFIC CONDITIONAL USE REQUIREMENTS IN SECTION 59-3 
 

Section 59.7.1.E. Necessary Findings 
1. Section 59.7.3.1.E.1 states that, to approve a Conditional Use application, the 

Hearing Examiner must find that the proposed development satisfies the following 
requirements of Sections 59.7.1.E.a through g. 

 
a. Satisfies any applicable previous approval on the subject site or, if not, that the 

previous approval must be amended; 
 
There are no applicable prior approvals for the subject site.    
 

b. Satisfies the requirements of the zone under Division 59-3, the use standards 
(Division 4), and applicable general requirements under Article 59-6. 

 
With Staff’s recommended conditions of approval, the proposal satisfies the 
specific Conditional Use standards and requirements of Section 59. 3.4.4.: Day 
Care Center (Over 30 Persons). As shown on the Use Standard Table in Section III 
of this report the Application meets the requirements of the R-200 Zone 
development standards per Section 59.4.4.7 and the applicable parking, 
screening, perimeter landscaping, and sign requirements of Article 6. 

 
Section 59. 3.4.4.F.:  Day Care Center (Over 30 Persons): Specific Conditional Use 

Requirements: 

1. Defined 
Day Care Center (Over 30 Persons) means a Day Care Facility for over 
30 people where staffing, operations, and structures comply with 
State and local regulations and is not located in a townhouse or 
duplex building type. 
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The Applicant is proposing a day care center for up to 42 children 
ranging in age from three years old to pre-kindergarten. The 
Application meets the definition for Day Care Center (Over 30 Persons). 

2. Use Standards 

b. Where a Day Care Center (Over 30 Persons) is allowed as a 
conditional use, it may be permitted by the Hearing Examiner 
under Section 59.7.3.1, Conditional Use, and the following 
standards: 

i. All required parking must be behind the front building line; 
however, required parking may be located between the 
structure and the street where the Hearing Examiner finds 
that such parking is safe, not detrimental to the 
neighborhood, accessible, and compatible with 
surrounding properties. 

 The location chosen for parking is driven by important 
factors including that the onsite existing parking is at the 
front of the property and the noted key environmental 
champion size tree feature located in the side rear yard of 
the property. The property currently has significant 
landscaping around the property and will maintain the 
residential look and feel by using the existing parking with 
minor tweaks and additional screening. This design will 
allow for appropriate and safe circulation and parking that 
will remain compatible with the surrounding properties and 
thus not be detrimental to the neighborhood.   

ii. An adequate area for the discharge and pick-up of children 
is provided. 

The assigned drop off and pick up times, staff assistance at 
drop off and pick up, projected walking families, families with 
multiple students, carpooling and the utilization of parking 
spaces when necessary is more than adequate to handle 
arrivals and departures of students at the property.  

 
iii. The Hearing Examiner may limit the number of children 

outside at any one time. 

The planned outdoor recreational area for the students is 
designed with reasonable and appropriate fencing for the 
setting in order to provide privacy and safety.  At all such 
times when children are outside, there will be ample staff 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=maryland(montzon2014)$jumplink_q=%5bfield%20folio-destination-name:%277.3.1%27%5d$jumplink_md=target-id=JD_7.3.1
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and adult care supervision.  Because the play area is setback 
a significant distance away from other homes for this area, 
other than the one next door that also houses a day care 
facility (of up to 8 children), has extensive screening and 
some elevation change with berm, it is expected that there 
will be no need to limit the size or timing of outdoor activities 
at the school.   

 
i. In the RE-2, RE-2C, RE-1, R-200, R-90, R-60, and R-40 zones, 

the Day Care Center (Over 30 Persons) must be located on 
a site containing a minimum of 500 square feet of land 
area per person.  
 

The property contains 678 Square feet of area for each of the 
proposed 42 children.  

 
c. Substantially conforms to the recommendations of the applicable Master Plan. 

 
The Application substantially conforms to the recommendations in 1994 
Clarksburg Area Master Plan as discussed under SECTION III. A: Master Plan.  

 
d. Is harmonious with and will not alter the character of the surrounding 

neighborhood in a manner inconsistent with the plan. 
 
With the recommended conditions, the proposed use will be in harmony with the 
general character of the neighborhood. The Conditional Use Site Plan and the 
Landscape and Lighting Plan provide for extensive landscaping and, adequate 
setbacks, meeting code requirements.  
 

e. Will not, when evaluated in conjunction with existing and approved Conditional 
Uses in any neighboring Residential Detached zone, increase the number, 
intensity or scope of Conditional Uses sufficiently to affect the area adversely or 
alter the predominately residential nature of the area; a Conditional Use 
application that conforms with the recommendations of a Master Plan does not 
alter the nature of the area. 

 
There is one other special exception use located in the surrounding neighborhood. 
It involves a property nearly 1,000 feet south at 23023 Frederick Road and was 
approved as a horticultural nursery and commercial greenhouse on December 23, 
1976 for Green Gardens, Inc.  Therefore, neither alone nor in conjunction with the 
one other special exception use will the predominantly residential character of the 
surrounding residential neighborhood be altered and will comply with Master Plan 
recommendations for the area. 
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f. Will be served by adequate public services and facilities, including schools, police 
and fire protection, water, sanitary sewer, public roads, storm drainage and 
other public facilities. If an approved adequate public facilities test is currently 
valid and the impact of the Conditional Use is equal or less than what was 
approved, a new adequate public facilities test is not required.  If an adequate 
public facilities test is required and: 

 
i. If a preliminary subdivision plan is not filed concurrently or required 

subsequently, the Hearing Examiner must find that the proposed 
development will be served by adequate public facilities, including 
schools, police and fire protection, water, sanitary sewer, public roads, 
or storm drainage; or 
 

ii. If a preliminary plan of subdivision is filed concurrently or required 
subsequently, the Planning Board must find that the proposed 
development will be served by adequate public services and facilities, 
including schools, police and fire protection, water , sanitary sewer, 
public roads, and storm drainage; 
 

a. Water and Sewer Service 
 
The subject property, a platted lot, is served by public water and sewer 
service. 

 
b. Storm Water Management 

 
The Preliminary/Final Water Quality Plan proposes to meet required 
stormwater management by using a combination of micro-bioretention 
and dry wells. The Preliminary/Final Water Quality Plan was submitted to 
the MCDPS Water Resource Section and was approved on January 15, 
2021. There will not be a preliminary plan submitted.  
 

c. Transportation 
 

Adequate Public Facilities Review (APF) and Local Area Transportation 
Review (LATR) 
 
As noted in Section III C: Transportation the proposed 42-child day care 
center will create 43 AM peak period person trips and 42 PM peak period 
person trips as calculated using the 2017 LATR guidelines. This is below the 
threshold to warrant a full transportation study. While the Montessori 
school use is not a studied ITE use, generation estimates are based off the 
day care use which has an equivalent drop-off and pick-up operation 
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Staff’s review of the Applicant’s transportation analysis indicates that the 
proposed access to the site to be adequate to serve the traffic generated 
by the development. The internal pedestrian circulation and walkways, 
with the recommended conditions, will provide adequate movement of 
pedestrian traffic. 
 

g. Will not cause undue harm to the neighborhood as a result of a non-inherent 
adverse effect alone or the combination of an inherent and a non-inherent 
adverse effect in any of the following categories: 

i. The use, peaceful enjoyment, economic value or development 
potential of abutting and confronting properties or the general 
neighborhood; 

ii. Traffic, noise, odors, dust, illumination or lack of parking; or 
iii. The health, safety or welfare of neighboring residents, visitors or 

employees. 
 

The inherent, generic physical and operational characteristics associated with a Day Care 
Center (Over 30 Persons) are (1) buildings and related outdoor child care equipment (2) 
parking areas, (3) lighting, (4) noise generated by children (5) drop-off and pick-up areas, 
(6) outdoor play areas (7) long hours of operation (8) employees of the Day Care Center 
(Over 30 Persons) facility (9) and vehicular trips to and from the site.  
 
The scale of the proposed Day Care Center (Over 30 Persons) building, the proposed 
access point, the internal vehicular circulation system and the onsite parking area are 
operational characteristics typically associated with a Day Care Center (Over 30 Persons) 
operation.   
 
With the recommended conditions of approval, the proposal is consistent with 
the residential character of the neighborhood and will not have any non-inherent 
effects at the site. 
 

2. Section 7.3.1.E.2. Any structure to be constructed, reconstructed, or altered under a 
conditional use in a Residential Detached zone must be compatible with the character 
of the residential neighborhood. 
 
The proposal is for the re-use of the existing residential structure (built in 1954) with 
minor site improvements to it. It currently is designed and will continue to conform to the 
residential character of the surrounding neighborhood. It will continue to fit 
harmoniously within the context of the surrounding residential uses and the general 
neighborhood and will remain so.  The existing building complies with development 
standards of the Zoning Ordinance for the R-200 Zone. The proposed minor alterations 
include slight modifications to the existing parking area, additional landscaping, and a rear 
deck and play area.  
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SECTION V. CONCLUSION 

The proposed Conditional Use satisfies all applicable requirements for approval of a 
Conditional Use as specified in the 2014 Montgomery County Zoning Ordinance. The 
proposed use is consistent with the recommendations of the 1994 Clarksburg Area 
Master Plan. There are no unacceptable traffic, circulation, noise or environmental 
impacts associated with the Application provided that the recommended conditions 
are satisfied.  

Based on the foregoing analysis, Staff recommends Approval of Conditional Use CU-
21-05, subject to the conditions found on Page 2 of this report.

ATTACHMENTS 

A. Plans and Drawings
B. Transportation Statement
C. Community Correspondence
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License No.:

22538

Professional Certification

I hereby certify that these documents were

prepared or approved by me, and that I am a duly

licensed professional engineer under the laws of

the State of Maryland.

Expiration Date.:

11-24-21

Attachment A
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Professional Certification

I hereby certify that these documents were

prepared or approved by me, and that I am a duly

licensed professional engineer under the laws of

the State of Maryland.

Expiration Date.:

11-24-21
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November 19, 2020 

Mr. Geoffrey L. Ciniero, P.E. 
President 
CMS Associates LLC 
4925 Ellis Lane 
Ellicott City, MD  21043 

RE: Montessori School – Clarksburg 
Montgomery County, Maryland 
Our Agreement No. 2019-0811 

Dear Mr. Ciniero: 

The property at 23126 Frederick Road (MD 355) in Clarksburg, Montgomery County, 
Maryland, is proposed with an 1,800 Square Foot Montessori School.  The Montessori 
School is located in the Clarksburg Policy Area based on the M-NCPPC 2017 LATR 
Guidelines.  This Montessori School is projected to have 42 students with ages from 
18 months (Pre-Kindergarten) to 6 years old (1st Grade) and 2 to 4 staff members. 
The proposed schedule for the Montessori School is as follows: 

 Early Care: 7:30 AM – 8:15 AM 
 School Drop-off: 8:15 AM – 8:30 AM 
 Toddler Program: 8:30 AM – 12:00 PM 
 Primary Program: 8:30 AM – 3:00 PM 
 Dismissal: 3:00 PM – 3:15 PM 
 Extended Day Program: 3:00 PM –6:00 PM

The Institute of Transportation Engineers (ITE) Trip Generation Manual (10th Edition) 
was utilized to determine the projected morning and evening peak hour trips for the 
Montessori School and these can be found on Exhibit 1.  As shown on Exhibit 1, the 
Day Care Center Land Use Code (ITE Code – 565) was utilized to project the trips since 
this Montessori School would generate trips similar to a Day Care Center.  Based on 
the procedures outlined in the M-NCPPC 2017 LATR Guidelines, the Total Person 
Trips projected to be generated are 43 AM and PM Trips.  Since the Total Person Trips 
are less than 50 Total Person Trips, an LATR Study is not required. 

If you have any questions, please let me know.  Thank you. 

Sincerely, 

Joseph J. Caloggero, P.E., PTOE, PTP 
Vice President 

JJC:amr 

(F:\2019\2019-0811_Montessori School - Clarksburg\DOCS\CORRESP\ANALYST\Ltr_Ciniero.docx) 

Attachment B 



Trip Generation Rates

In Out In Out

Day Care Center (ITE-565)

Morning Trips = 0.78 x Students 53% 47% 47% 53%

Evening Trips = 0.79 x Students

Trip Generation for Montessori School in Clarksburg

In Out Total In Out Total

Day Care Center 42 Students 17 16 33 16 17 33

Adjusted Vehicle Trips by Policy Area (100%) 17 16 33 16 17 33

Pass-by Trips (AM-27%, PM-12%) -5 -4 -9 -2 -2 -4

New Trips 12 12 24 14 15 29

Calculations for Multimodal Trips

Total Person Trips (Vehicle Trips / 76.2%) 43 43

Auto Passenger Trips (Person Trips x 20.3%) 9 9

Transit Trips (Person Trips x 0%) 0 0

Non-Motorized Trips (Person Trips x 3.5%) 2 2

Pedestrian Trips (Transit + Non-Motorized Trips) 2 2

Land Use 
(Source)

Formula/Rate
Directional Distribution

AM Peak Hour PM Peak Hour

Land Use Size
PM Peak HourAM Peak Hour

Note: Trip rates based on ITE Trip Generation Manual, 10th Edition, 2017.

Notes:  
1. Trip adjustment factors and mode split percentages for Clarksburg Policy Area were obtained from M-NCPPC 2017 LATR 
Guidelines Appendix Tables 1a & 1b.
2. Pass-by trip percentages were obtained from previous LATR Guidelines.

myc,F:\2013\MYC\For Joe - Montessori School in Clarksburg\TRIPS-Site,11/19/2020

EXHIBIT 1
TRIP GENERATION  FOR

SUBJECT SITE
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