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LOCATION 

13881 Hopkins Road  
Germantown, MD 20901 

MASTER PLAN  

1989 Germantown Master Plan 

ZONE 

R-60 

PROPERTY SIZE 

10.0 Acres 

APPLICANT 

Montgomery County Public Schools (MCPS) 

ACCEPTANCE DATE 

January 18, 2022 

REVIEW BASIS 

Maryland Land Use Article, Section 20-301 

Summary: 

 

 

• Staff recommends Approval of the Mandatory 
Referral with recommendations. 

• Proposal to build a 13,006 square foot addition onto 
the existing Ronald McNair Elementary School and 
eliminate onsite portables. 

• The front entrance of the school and the area 
between the school and the drive aisle were 
improved and enlarged while the proposed parking 
in front of the school was removed entirely. 
 

• The project does not propose pedestrian or bicycle 
improvements. Access to the site for cyclists and 
pedestrians will remain limited. Recommended 
improvements are included in this report. 
 

mailto:Joshua.Penn@montgomeryplanning.org
mailto:Donnell.Zeigler@montgomeryplanning.org
mailto:Patrick.Butler@montgomeryplanning.org
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SECTION 1:  

RECOMMENDATIONS 

Staff recommends approval of Ronald McNair Elementary School Mandatory Referral Plan No. 
MR2022014, for construction of a new addition on 10.0 acres, zoned R-60, in the 1989 Germantown 
Master Plan area, with the following recommendations: 

• Construct an 11-ft wide shared use path along the frontage with Hopkins Rd. and a 
connecting route to this facility into the site. 

• Add short and long-term bicycle parking. Short-term bike parking is recommended at a 
rate of 0.05 per student and long-term bike parking at 0.10 per employee. 

• Explore options to eliminate the proposed retaining wall in front of the proposed building 
extension, or other options to increase pedestrian access. 

• Provide a pedestrian access point to Leaman Park in the rear of the Property. 

• Coordinate with MCDOT to improve pedestrian access and safety at Steeple Rd. / Hopkins 
Rd. and Eternity Rd. /Hopkins Rd. intersections. 

• Provide a more direct pedestrian connection to Hopkins Rd. from the main school 
entrances, potentially via stairs or ramp. 

• Reduce the pavement width of the bus and access points to reduce pedestrian crossing 
distance. 

• Provide crosswalks across Steeple Rd. at the two bus access points. 

 

SECTION 2:  

INTRODUCTION 

Review Process 

Concept Plan No. 520210290 was reviewed by Planning staff and other regulatory review agencies and 
comments were provided to the Applicant on August 3, 2021. The comments at the time were 
supportive of the Application, with most of the requests for revisions being related to transportation 
and site design. As a result of some of these comments, the proposed addition and access 
improvements and parking were adjusted.  The front entrance of the school and the area between the 



Ronald McNair Elementary School – MR2022014 3 

school and the drive aisle were improved and enlarged while the proposed parking in front of the 
school was removed entirely. 

On January 18, 2022, this Mandatory Referral was accepted for staff review.  After reviewing the 
submitted Mandatory Referral, Montgomery Planning staff and other reviewing agencies reiterated 
some of the comments provided at Concept Plan review that remained to be addressed. Several 
stated comments were addressed after communications between MCPS’s team of consultants, 
reviewing agencies, and Planning staff. 

 

SECTION 3:  

PROJECT DESCRIPTION 

Surrounding Neighborhood 

Ronald McNair Elementary School site is located at 13881 Hopkins Road in Germantown. It is in the 
northwest quadrant of the intersection of Hopkins Road and Steeple Road (see Figure 2). It is bounded 
on the west by Leaman Local Park and to the east by Steeple Road. There are single-family attached 
to the north, east and southeast.  To the south are single family detached houses.  To the east across 
Steeple Road is the Manchester Farm community center and pool.  The site and surrounding areas are 
all zoned R-60. 

 

Figure 1: Location and Vicinity Map 
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Site Description 

The site consists of part of Parcel 44, as shown on Record Plat 15807, which is approximately 10.0 
acres (“Site” or “Property”). The Site is the current location of Ronald McNair Elementary school and is 
developed with the existing school, parking, drive aisles, portable classrooms, and ballfields.  There is 
no existing forest or other environmental features onsite.  The Site is generally flat with the school 
sitting on the highest elevation on the south side of the Property. 

 

 

Figure 2: Subject Property 

  

Project Description 

Montgomery County Public Schools (“Applicant”) is proposing to build a 13,006 square foot addition 
to the existing Ronald McNair Elementary School (“Application”).  

The primary purpose of the addition is to add capacity.  Along with the capacity, the main office is 
undersized and there is a lack of support spaces, forcing smaller functions such as home school 
model, interventions, etc. to be placed in standard classrooms. The addition has a mix of support 
spaces, standard classrooms, as well as a new office/health suite. All of these spaces will improve the 
school operation and remove the need for portables. The enrollment is currently 773 with a capacity 
of 626. When the addition is completed, the capacity will be 796 with a projected enrollment of 765.  

Once the new addition is completed, the existing portable classrooms will be removed from the Site. 
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No changes are proposed to the current traffic patterns at the Site.  No new entrances or exits are 
proposed.   

The project also includes new stormwater management for the addition, which has been designed to 
provide both quantity and quality control measures. The Applicant will provide water quality facilities 
to comply with environmental site design regulations. 

 

Figure 3: Proposed Site Plan 

Project Description 

The addition to Ronald McNair Elementary School is located on the east side of the existing school 
building adjacent to Steeple Road. The addition will have the same two-story massing as the original 
portion of the school. The fenestration of the addition will be similar, as will the materials. The 
addition will be primarily brick veneer. A panel system emphasizing the bays of the building, and a 
metal canopy and curtain wall will distinguish the new school entrance.  
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Figure 4: Eastern Elevation 

 

Figure 5: Southern Elevation 

 

SECTION 4:  

MANDATORY REFERRAL ANALYSIS AND FINDINGS 

Mandatory Referral review is guided by the 2001 Montgomery County Department of Park and Planning 
Uniform Standards for Mandatory Review, as amended, and through the authority granted through the 
Maryland Land Use Article, Section 20-301, et.seq. As set forth in Sections 20-301 and -302, the 
Montgomery County Planning Board has jurisdiction over mandatory referral projects presented by 
Montgomery County government and Montgomery County Board of Education/MCPS, for (i) acquiring 
or selling land; (ii) locating, constructing or authorizing a road, park, public way or ground, public 
building or structure, or public utility; or (iii) changing the use of or widening, narrowing, extending, 
relocating, vacating or abandoning any of the previously mentioned facilities.  The Planning Board 
must review such projects and approve the proposed location, character, grade and extent of the 
activity. 

As described in the Uniform Standards for Mandatory Referral Review, the Planning Board considers 
all relevant land use and planning aspects of the proposal including, but not limited to, the following: 

 whether the proposal is consistent with the County’s General Plan, functional plans such as the 

master plan of highways, environmental guidelines, the approved and adopted area master 

plan or sector plan, and other public plans or programs for the area; 

The Site is located within the 1989 Germantown Master Plan (“Master Plan”). Some of the bicycle 
recommendations from the 1989 plan have been superseded by recommendations in the Bicycle 
Master Plan and are discussed in the transportation section below. 
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The Master Plan noted this location as a proposed elementary school.  At the time of the Master Plan a 
placeholder at this location was entitled Hopkins Road Elementary School.  The Elementary school 
use is being retained and the project is in substantial conformance with the Master Plan. 

 whether the proposal is consistent with the intent and the requirements of the zone in which it is 

located; 

The Subject Property is in the R-60 Zone. Public schools, as a publicly owned or publicly operated use 
are permitted uses in the zone. The proposed school is consistent with the development standards of 
the zone, including the maximum lot coverage and front, side, and rear setbacks. 

 whether the nature of the proposed site and development, including its size, shape, scale, height, 

arrangement and design of structure, is compatible with the surrounding neighborhood and 

properties; 

The Site is currently occupied and being used as the existing Ronald McNair Elementary School. The 
new addition is well placed.  The parking, bus loop, and vehicular circulation are not being modified 
with this Application. The character of the proposed addition will create an attractive amenity for the 
community and will be architecturally compatible with the surrounding neighborhood.  

 whether the locations of buildings and structures, the open spaces, the landscaping, recreation 

facilities, and the pedestrian and vehicular circulation systems are adequate, safe, and efficient; 

The location of the existing building and open spaces are adequate and safe. The proposal does not 
modify the vehicular access or vehicular circulation on the Property. Vehicular access to the parking 
lot and student drop-off will remain on Eternity Rd. A bus loop with two access points will remain on 
Steeple Rd. 

 whether the proposal has an approved NRI/FSD and a preliminary SWM concept plan, and meets 

the requirements of the Forest Conservation law (Chapter 22A of the County Code). Forest 

Conservation Plan, if applicable, must be approved by the Planning Board, either before or at 

the time of the Board’s mandatory referral review and action on the project. Unlike the 

mandatory referral review by the Board, the conditions of the Forest Conservation Plan are 

binding on all county projects. 

This project is exempt from Article II of the Montgomery County Code, Chapter 22A  (Forest 
Conservation Law), Section 22A-5(T1) because the activity is a modification to a (1) non-residential 
property with (A) no more than a total of 5,000 square feet of existing forest cleared at one time of 
cumulatively; (B) the modification does not result in the cutting, clearing, or grading of any forest in a 
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stream buffer or any forest on a property located in a special protection area which must submit a 
water quality plan; (C) the modification does not require the approval of a preliminary plan, 
administrative subdivision plan, or conditional use/special exception; (D) the modification does not 
increase the developed area by more than 50 percent, and any existing principal building, as defined 
in Chapter 59, is retained; and (E) the application does not propose any residential uses.  

The proposal includes a stormwater management concept plan, which is currently under review by 
the Montgomery County Department of Permitting Services. The approval of the stormwater 
management concept plan is pending the review of a downstream storm drain analysis by the 
Montgomery County Department of Transportation.    

 whether a Preliminary or a Final Water Quality Plan has been reviewed by the Planning Board if 

the project is located in a Special Protection Area. In addition, for a Water Quality Plan for a 

project on public property, the Board must determine if the plan meets the standards of Article V. 

WATER QUALITY REVIEW IN SPECIAL PROTECTION AREAS, of the County Code (pursuant to Section 

19-65(d)(4));  

The subject property is not located in a Special Protection Area. 

 whether or not the site would be needed for park use if the proposal is for disposition of a surplus 

school. 

The proposal is not for the disposition of a surplus school. 

 whether alternatives or mitigation measures have been considered for the project if the proposal 

is inconsistent with the General Plan or other plans and policies for the area, or has negative 

impacts on the surrounding properties or neighborhood, the transportation network, the 

environment or other resources. 

The proposal is consistent with the 1989 Germantown Master Plan and does not have negative impacts 
on the surrounding neighborhood, transportation network, environment, or other resources.  

Transportation 

Master-Planned Roadway and Bikeways 

Steeple Road and Hopkins Road are designated as two-lane Primary Residential streets with a 70-foot-
wide right-of-way (ROW). The ROW is adequate to support these roads. Eternity Road is an unclassified 
street built to a secondary street standard; its 60-foot right-of-way width meets the minimum width 
for that standard. The 2018 Bicycle Master Plan recommends an 11-foot-wide sidepath along the 
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Property frontage on Hopkins Road. This facility is not proposed with this Application; this is 
recommended to be built by MCPS in coordination with MCDOT and Planning Staff. 

Access, Circulation and Parking 

This proposal is limited to a new extension of the existing school building; overall access and 
circulation to the Site will remain unchanged. Vehicular access to the parking lot and student drop-off 
will remain on Eternity Road. A bus loop with two access points will remain on Steeple Road. 

Pedestrian access will remain limited. Two existing access points will remain (Figure 6): one along the 
vehicular access point on Eternity Road and one along Steeple Road.  

 

Figure 6: Pedestrian Access 

Fencing along the perimeter of the property currently restricts access, particularly to Leaman Park 
adjacent to the west of the Site. The park provides a pedestrian path connecting the park to 
neighborhoods to the north, but the lack of connection between the school and the park limits 
potential mutually supportive interaction between these public facilities while placing a barrier to 
pedestrian access to the park for communities to the north and east. This is recommended to be 
improved by MCPS in conjunction with Planning and Parks staff. 

Similarly, fencing and grading immediately along Hopkins Road restricts pedestrian access. Prior to 
the installation of fencing, a dirt path was one of the preferred routes from the northwest corner of the 
Steeple Road / Hopkins Road intersection to the main school entrances. Due to the significant grade 
and safety concerns, MCPS has restricted that movement. 
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Figure 7: Proposed Retaining Wall 

 

A new retaining wall is proposed in front of the new addition (Figure 7). This wall will separate the 
main entrance from public access off Steeple Road and serve as an additional hurdle for pedestrian 
access as well as limiting engagement with the public street. For pedestrians who wish to access 
school entrances along the Hopkins Road frontage from Steeple Road, the placement of the wall 
would require an approximately 150 ft. detour and serve as a behavioral cue to further reduce 
pedestrian access. MCPS is recommended to explore options to avoid the use of the retaining wall, or 
at a minimum, soften its appearance and reduce its impact on pedestrians with additional stairs and 
ramps. 

MCPS should coordinate with MCDOT to improve pedestrian safety at the intersections of Steeple 
Road / Hopkins Road and Eternity Road /Hopkins Road. Although traffic volumes are low on these 
residential streets, the geometry of these intersections requires pedestrian crossings of up to 50 ft, 
with lane widths and the lack of a stop signs or other intersection control likely contributing to 
speeding (Figures 8&9). Additionally, all crosswalks at the Eternity Road /Hopkins Road intersection 
are unmarked, and the crosswalk for the western leg of the Steeple Road / Hopkins Road intersection 
is also unmarked. 
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Figure 8: Intersection of Steeple Rd.  and Hopkins Rd. as Seen from Steeple Rd. 

 

Figure 9: Intersection of Bus Loop Exit and Steeple Rd, As Seen from Bus Loop Exit. 

Similarly, MCPS should explore options to reduce the width of the vehicular access points to the 
school, all of which require a pedestrian crossing distance of 30 feet. Additional crosswalks should be 
explored in these locations to cross Steeple Road.  
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No bike facilities are proposed with this application. MCPCS is recommended to work with MCDOT to 
implement an 11 foot-wide sidepath along the frontage of Hopkins Road as proposed in the Bicycle 
Master Plan. A sidepath connection to this facility should be extended internal to the Site to 
accommodate bike access. Additionally, while public schools are exempt from bike parking 
requirements, such parking is still recommended. Short term bike parking is recommended at a rate 
of 0.05 per student and long-term bike parking at 0.10 per employee. 

Vehicular parking for the proposal is adequate as proposed.  

Local Area Transportation Review (LATR) 

The proposed school addition will replace existing portable classrooms. The enrollment for the school 
will remain unchanged and the proposal is exempt from additional LATR review. 

Environment 

The Application is subject to the Montgomery County Forest Conservation Law (Chapter 22A of the 
County Code) under Section 22A-4(d) as a project by “a government entity subject to a mandatory 
referral on a tract of land 40,000 square feet or larger…” The Site included in the Application is 10.0 
acres in size, with an address of 13881 Hopkins Road, Germantown. 

 
Environmental Guidelines 

A Natural Resources Inventory and Forest Stand Delineation (NRI/FSD) was included as part of the 
Forest Conservation Exemption Request #42022064E, which was approved by Staff on November 9, 
2021.  There are no streams, floodplains, wetlands, or environmental buffers affected by the Project. 

The Site is within the Little Seneca Creek watershed, a Use III-P designation.  

Forest Conservation 

This project is exempt from Article II of the Montgomery County Code, Chapter 22A (Forest 
Conservation Law), Section 22A-5(T1), because the activity is a modification to a (1) non-
residential property with; (A) no more than a total of 5,000 square feet of existing forest cleared at one 
time or cumulatively; (B) the modification does not result in the cutting, clearing, or grading of any 
forest in a stream buffer or any forest on a property located in a special protection area which must 
submit a water quality plan; (C) the modification does not require approval of a preliminary plan, 
administrative subdivision plan, or conditional use/special exception; (D) the modification does not 
increase the developed area by more than 50 percent, and any existing principal building, as defined 
in Chapter 59, is retained; and (E) the pending development application does not propose any 
residential uses.  No disturbance is proposed in the forested areas on the property.  
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Staff confirmed an exemption request for a Simplified Natural Resource Inventory/Forest Stand 
Delineation (NRI/FSD No. 42022084E) on November 9, 2021. 

Stormwater Management 

The Montgomery County Department of Permitting Services (DPS) is currently reviewing a stormwater 
management concept plan for this proposal. The stormwater management plan includes planter box 
microbioretention areas and enhanced microbioretention facilities to serve the proposed building 
additions and new paved areas. Existing stormwater management facilities on site will be retained. 

Sustainability 

The project is not required to be registered for Leadership in Energy & Environmental Design (LEED) 
certification through the United States Green Building Council (USGBC). However, the addition will be 
designed in accordance with the 2014 MCPS Environmental Sustainability Management Plan. By 
following the principles listed within this plan, MCPS facilities aim to reduce impact on the natural 
world, provide healthy learning and working environments for the students and/or community, 
conserve operational costs, and serve as a teaching tool for the future leaders of the County. 
Sustainable aspects of the project include, but are not limited to: 

• Following construction indoor Air Quality Management Plan and using low-emitting 
building materials to promote a healthy learning environment; 

• Enveloping design with thermally efficient materials for energy conservation; 

• Using highly reflective roof surfaces to reduce heat gain in the building and lessen HVAC 
requirements; 

• Maximizing daylight in classrooms; 

• Providing occupant control of lighting and HVAC within the addition to increase occupant 
comfort level; 

• Installing water-conserving and low-flow plumbing fixtures; 

• Selecting recycled and regionally manufactured products; 

• Providing acoustical separation between different classroom types using acoustically 
rated assemblies; 

• Designing the site to reduce stormwater runoff and maintain water quality standard; 

• Mechanical equipment and domestic water heating systems will exceed the energy 
efficiency requirements of the current International Energy Conservation Code; 
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• LED lighting technology will be utilized to provide lighting levels in accordance with the 
Illuminating Engineering Society of North America (IESNA) recommendations and reduce 
lighting energy consumption below current International Energy Conservation Code 
requirements; 

• Selective replacement of existing HVAC units to improve overall building efficiency; and 

• Minimization of background noise from HVAC equipment within classrooms and reducing 
the reverberation for better classroom environments through appropriate selection of 
sound absorbing materials. 

 

SECTION 5:  

COMMUNITY OUTREACH 

After staff accepted the Mandatory Referral for review, Montgomery Planning notified local civic and 
homeowners’ associations and other interested parties of this proposal. As of the date of this report, 
staff has received no requests for information or correspondence on the proposal. 

Additionally, the Applicant held the following public meetings: 

• February 9, 2022 PTA Meeting Presentation; 

• April 13, 2021 Community Meeting #2 Presentation; and 

• March 24, 2021 Community Meeting #1 Presentation. 

 

SECTION 6:  

CONCLUSION 

Based on information provided by the Applicant and the analysis contained in this report, Planning 
Staff concludes that the proposed addition is well-designed and is well suited for its intended 
purpose. The new school addition will become an attractive focal point for the community. 

Staff recommends approval of the Mandatory Referral with the recommendations listed above and 
recommends this be transmitted to Montgomery County Public Schools. 

 



Ronald McNair Elementary School – MR2022014 15 

SECTION 7:  

Attachment A: Mandatory Referral Plan 

Attachment B: Landscape Plan 

Attachment C: Lighting Plan 

Attachment D: MCDOT Letter 
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DATE NO. ISSUED FOR

Montgomery County Department of Parks

DECIDUOUS PLANTS - (2" Caliper or Larger)

SEPTEMBER 2008

Detail No.

The Maryland-National Capital Park and Planning Commission

EXISTING GRADE / UNDISTURBED SOIL

NOTES:

1. PLANTING HOLE SHALL BE DUG BY A BACKHOE OR OTHER MACHINE AND FINISHED BY HAND.

2. IF SURROUNDING SOIL IS COMPACTED AS DETERMINED BY M-NCPPC PLANNING DEPT INSPECTOR OR
PARKS DEPT FOREST ECOLOGIST, AN AREA UP TO 5 TIMES THE DIA. OF THE ROOT MASS SHALL BE
EXCAVATED OR ROTOTILLED TO A 1' DEPTH AND THE SOIL SHALL BE AMENDED.

3. DO NOT DAMAGE OR CUT LEADER.

4. ROOT FLAIR EVEN WITH LEVEL OF UNDISTURBED GROUND.

NATIVE SOIL WITH INOCULANT

SURVEYORS FLAGGING (WHITE)

CUT BURLAP, ROPE AND WIREBASKET
FROM TOP 1/2 OF BALL

3" SHREDDED MULCH TAPERED TO 0" AT
THE TRUNK

PRUNE ONLY DEAD, DECAYED, BROKEN,
CROSSING AND INWARD GROWING
BRANCHES (NEVER PRUNE LEADER)

OR CONTAINER DIA.
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DEPARTMENT OF TRANSPORTATION 

Office of the Director 

101 Monroe Street 10th Floor ꞏ Rockville Maryland 20850 ꞏ 240-777-7170 ꞏ 240-777-7178 FAX 
www.montgomerycountymd.gov 

Located one block west of the Rockville Metro Station 

Marc Elrich Christopher R. Conklin 
County Executive Director 

February 15, 2022 

Mr. Joshua Penn, Planner Coordinator 

UpCounty Planning Division 

The Maryland-National Capital 

Park & Planning Commission 

2425 Reedie Drive 

Wheaton, Maryland 20902 

RE: Mandatory Referral No. MR2022014 

Ronald McNair Elementary School  

Dear Mr. Penn: 

We have completed our review of the revised Mandatory Referral Plan dated January 25, 2022. Based 

on our review, we have the following comments: 

Plan Review Comments 

1. We recommend the applicant comply with the Bikeway Master Plan recommendation of a sidepath

along Hopkins Road frontage. The sidepath should conveniently tie into the site’s pedestrian

connections and existing sidewalks on either end.

2. Upgrade pedestrian facilities as necessary at adjacent intersections to comply with current ADA

standards.

3. Design all access points to be at-grade with the sidewalk, dropping down to street level between the

sidewalk and roadway.

4. Storm Drain Analysis:

a. If any portion of the subject site drains to an existing storm drain system maintained by

Montgomery County, submit storm drain and/or flood plain studies, with computations, for

review and approval by Department of Permitting Services (DPS) at or before the right-of-way

permit stage.  Analyze the capacity of the existing downstream public storm drain system and

the impact of the post-development ten (10) year storm runoff on same.  If the proposed

subdivision drains to an existing closed section street, include spread computations in the

impact analysis.

b. The limits of the floodplain and the building restriction lines are to be shown on the plan where

applicable.  The floodplain is to be dimensioned from the property line.

5. If there is a right-of-way permit the applicant shall submit a completed, executed MCDOT Sight

Attachment D



Mr. Joshua Penn 
Mandatory Referral No. MR2022014 
February 15, 2022 
Page 2 

Distances Evaluation certification form, for all existing and proposed site entrances onto County-

maintained roads, for our review and approval by Department of Permitting Services (DPS) at or before 

the Permit Stage. Profile of all intersection and driveways should meet sight distance requirements.  

6. If the proposed development will alter any existing street lights, replacement of signing, and/or

pavement markings, please contact Mr. Dan Sanayi of our Traffic Engineering Design and Operations

Section at (240) 777-2190 for proper executing procedures.  All costs associated with such relocations

shall be the responsibility of the applicant.

7. Forest Conservation Easements are not allowed to overlap any easement.

8. Relocation of utilities along existing roads to accommodate the required roadway improvements shall

be the responsibility of the applicant.

If you have any questions or comments regarding this letter, please contact myself for this 

project, at (240) 777-7170 or at brenda.pardo@montgomerycountymd.gov. 

Sincerely, 

Brenda M. Pardo, Engineer III 

Development Review Team 

Office to Transportation Policy 

SharePoint\teams\DOT\Director’s Office\Development Review\Brenda\Mandatory Referral\MR2022014 Ronald McNair\Letters\MR2022014-Ronald McNair 
MS_2.15.22 

cc:e: Correspondence folder FY 2022 

 Atiq Panjshiri MCDPS RWPR 
 Sam Farhadi MCDPS RWPR 
 Mark Terry MCDOT DTEO 
 John Hoobler MCDOT DTEO 

Rebecca Torma MCDOT OTP 
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