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MEMO 

 
To:  Preliminary Plan Reviewing Agencies and the Planning Board of Montgomery County 
 
From:  David Ager, Principal, on Behalf of the Trustees of Shaare Tefila Congregation 
 
Re:  Shaare Tefila Congregation, Lot 2, Preliminary Plan Amendment No. 1‐20006056A 
  Applicant’s Statement of Justification 
 
Subj:  Request to Amend Approved Preliminary Plan No. 1‐20060560 

To Permit a Day Care Center for Over 30 Persons 
 
Date:  Revised September 5, 2024 
 

 

 

I. Introduction 

The Applicant, Trustees of Shaare Tefila Congregation, hereby submits this Preliminary Plan 

Amendment Application (1‐2006056A) under 50‐4.2.F.2.a (Subdivision Plans/Preliminary Plan/Approval 

Procedures/Amendments/Major Amendment) in order to amend Condition No. 1 of the approved 

Preliminary Plan 1‐20060560, to allow for a Day Care Center for over 30 persons as defined by Section 

59.3.4.4.F.1 of the Zoning Ordinance; and to amend other associated text. It is the intent of the 

Applicant to operate the Day Care Center by a non‐profit organization. Therefore, the proposed use 

meets the exemption criteria to the conditional use standards of Sections 3.4.4.F.2.b.i through 

3.4.4.F.2.b.v as permitted per Section 3.4.4.B. 

  The property is owned by the Applicant and is located at 16620 Georgia Avenue, Olney, 

Maryland 20861.  The property is a recorded lot and consists of 4.09 acres, or 178,088 square feet, and 

is zoned Residential‐200 (R‐200). The property is herein referred to as the Subject Property, or Property. 

The existing structure is 27,791 square feet in size. The proposed Day Care Center would occupy 11,700 

square feet on the lower level of the building, currently occupied by the nursery school.  

  The Applicant hereby submits this Statement of Justification in order to provide information 

about the proposed use and how the proposal will satisfy all applicable requirements of the county 

Zoning Ordinance and Subdivision Regulations. 

The Applicant is proposing a day care center serving 128 persons with 35 staff members, 
replacing the previously approved 150‐student nursery school and 272‐student religious after school 
program. Religious instruction programs will continue on Sundays but not on weekdays. There are no 
proposed alterations to the exterior of the structure or to the site as a part of this application other than 
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those improvements required by this approval, which are limited to the addition of 3 bicycle spaces and 
one painted crosswalk.  

 
The Subject Property received approval by the Planning Board of Montgomery County (Board) 

on October 26, 2006 (Preliminary Plan 1‐20060560). The Board’s conditions of approval and findings are 
memorialized in Resolution MCPB No. 06‐109. These conditions of approval are also included on the 
certified Preliminary Plan for this project in the Development Activity Information Center (DAIC).  

 
The approval allowed the creation of a single lot of 4.09 acres (now Lot 2) and the construction of a 

house of worship1 with accessory uses; including a 500‐seat sanctuary, a 300‐seat social hall, a 150‐

student nursery school with no more than 23 staff members, and a 272‐student K‐9 religious school with 

no more than 18 staff members. That approval, as stated in Condition #1, does not permit the nursery 

school to function as a day care center.  This approval also included development of a 55,665 square 

foot building, a 125‐space parking facility, and a playground.  

The Applicant has built phase 1 of this total development based on site plan approvals received 
in 2013. The amended preliminary plan has been updated to reflect this more current approval.  The 
existing improvements include a 27,791 square foot building, a 100‐space parking facility, and a 
playground. The Applicant retains the right to build future phases of the project as a part of this 
preliminary plan amendment. 

 
 

II. Clarifications 
As stated above, the 2006 approval includes a 150‐student nursery school. The zoning ordinance 

in place at the time of the approval is commonly referred to as the 2004 Zoning Ordinance. This code 

was replaced in whole on October 30, 2014 by a comprehensive rewrite, commonly referred to as the 

2014 Zoning Ordinance. In the 2004 Ordinance, there is only one reference to ‘nursery school’, and that 

is within the larger definition of “Educational institution, private”.2  Applicant notes that the term 

nursery school is no longer in use in the 2014 Zoning Ordinance, therefore it is requested that any 

reference to ‘nursery school’ be replaced with ‘private educational institution’, including any condition 

of approval in order to be consistent with the current code. Also, the former code referred to this 

property as a ‘house of worship’, and the new code uses the term ‘religious assembly’. 

Additionally, in review of the approved Preliminary Plan, it has been noted that certain notes on 

the approved plan included typographical misspellings or numbering. As a part of this application to 

amend the Preliminary Plan, it is the Applicant’s request that certain ‘housekeeping’ changes be 

permitted to the Preliminary Plan in order to correct obvious typographical oversites. 

                                                            
1 The Subject Property was approved under the 2004 Zoning Ordinance. House of worship was the terminology in 
that code for Religious Assembly (2014 Code). 
2 Montgomery County Zoning Ordinance, Section 59‐A‐2.1. (Definitions), 2004 as amended up to October 29, 2014. 
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III. Subject Property 

As described earlier, the Subject Property is known as Lot 2, and owned by the Applicant. It has 

frontage on a service road that parallels Georgia Avenue between Emory Lane and Emory Church Road.  

Site visits to the Property and review of records available at the Department of Permitting 

Services indicate that Phase 1 of the building, the parking facility, stormwater management, utilities, 

landscaping, and lighting appear consistent with the original approval. To date, the Property has been 

operating in conformance with those approvals.  

Preliminary Plan 1‐20060560 indicates ‘future phases’ of building construction that are yet to be 

built. There is a multi‐age playground constructed on a portion of the site slated as a future building 

phase. It is the intent of the Applicant that this playground remain and be included as a part of this 

amendment. 

Applicant is not proposing changes to the site or building as a part of this request. Staff is 

proposing the addition of bicycle parking and a painted crosswalk as a part of this amendment to the 

approved Preliminary Plan.  

 

IV. Master Plan 

The Property is located within the Southern Olney Geographic Area of the Approved and 

Adopted 2005 Olney Master Plan (Plan).  

The Plan does not have specific land use recommendations for the Property and the original 

Preliminary Plan was approved shortly after its adoption in 2008 and was found to be in conformance 

with the master plan at that time. The proposed amendment makes no change to the property 

configuration, the external building design and/or the current site improvements. The change of use is 

of a similar character to the previous use it will be replacing. As discussed in the Applicant’s traffic 

statement, the proposed amendment does not increase traffic. 

Staff specifically noted in their report on the original approval that “[T]the proposed lot meets 

all requirements established in the Subdivision Regulations and the Zoning Ordinance, and is not in 

conflict with the recommendations of the Olney Master Plan. Access and public facilities will be 

adequate to serve the proposed lot and uses, and the application has been reviewed by other applicable 

county agencies, all of whom have recommended approval of the plan.” 

Therefore, the Property remains in substantial conformance with the master plan for this area. 
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V. Day Care Center Operations  

As a service to families with working parents, the Day Care Center will open doors at 7:30 AM 

for children who need to be in early morning care, and will close doors at 6:00 PM for those who need 

afternoon care, Monday through Thursday, and 7:30 AM to 4:00 PM Friday.  These hours of operation 

are the same hours of operation as the current nursery school and therefore do not depart from the 

conditions set forth in the original Preliminary Plan.  

 

VI. Other Applicable Provisions 

The required findings of Chapter 50‐4.2.D.7 states that “any other applicable provision specific 

to the property and necessary for approval of the subdivision is satisfied.” The following is a 

summary of those additional applicable provisions, specifically Article 59‐6 of the Zoning Ordinance. 

Article 59‐6. General Development Requirements: 

Div. 6.1. Site Access. No changes to site access are proposed under this requested amendment. 

Div. 6.2. Parking, Queuing, and Loading. 

Vehicular Parking Spaces. Under the 2014 Zoning Ordinance, the new use has a parking 

requirement of 3 parking spaces per 1,000 GSF of area devoted to the use, which equates to 

approximately 36 spaces. The former use it is replacing had a parking requirement: 

“Educational institution, private. One parking space for each employee, including 

teachers and administrators, plus sufficient off‐street parking space for the safe and 

convenient loading and unloading of students, plus additional facilities for all student 

parking.”  

The current parking lot was designed for this intended use and has a total of 100 spaces, 

as is more than sufficient to meet the needs of the proposed use. Therefore the proposed use 

has a less intense parking requirement and no additional parking is required. 

Bicycle Parking Spaces. Under the previous approval, there was no bicycle parking 

required. Under the new code six spaces may be required.  

Div. 6.3. Open Space and Recreation. Not applicable to this application. 

Div. 6.4. General Landscaping and Outdoor Lighting. A landscape and lighting plan was approved 

with the original application and no exterior changes are proposed as a part of this application.  

Div. 6.5. Screening Requirements. The requirement for screening per Section 6.5.2.B. does not 

apply to the proposed amendment since the proposed use meets the exemption criteria set 
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forth in Section 3.4.4.B.  Additionally, the approved and installed landscaping from the original 

construction was specifically arranged to provide screening to adjoining neighbors and satisfies 

the intent of Division 6.5 screening. 

Div. 6.6. Outdoor Display and Storage. This requirement does not apply to the requested 

amendment. 

Div. 6.7. Signs. Not applicable to the requested amendment.  

 

VII. Traffic Analysis and Other Public Facilities 

The traffic analysis of peak‐periods pick‐up and drop‐off have been detailed in the Applicant’s 

Traffic Statement. As indicated therein, there is no peak hour increase in traffic as a result of the 

proposed change in use.  

The capacity of the Day Care Center will be lower than the existing Nursery School and therefore 

have less impact on other infrastructure such as water and sewer use. 

There has been no substantial change regarding other public facilities such as fire, police and 

emergency services, since the original approval. The proposed change of use does not create an added 

burden on those facilities. 

 

VIII.  Required Findings ‐ Chapter 50‐4.2.D 

Every Preliminary Plan must be found to be in compliance with Chapter 50‐4.2.D of the 

Subdivision Regulations. The following is a summary statement listing the facts and reasons that 

Applicant believes would support Planning Board approval of the application.  

 

50‐4.2.D.1. The layout of the subdivision, including size, width, shape, orientation and density of 

lots, and location and design of roads is appropriate for the subdivision given its location and the type of 

development or use contemplated and the applicable requirements of Chapter 59; 

  This lot was reviewed for compliance with the dimensional requirements for the R‐200 zone as 

specified in the Zoning Ordinance in 2006 and found compliant.  This application does not propose any 

changes to the lot configuration, site improvements or building design of the original approvals. There 

may be modest improvements required as a part of this approval such as added bicycle parking and a 

crosswalk. The proposed change of use is internal to the building and hours of operation are consistent 

with the original approval. The new use is similar to the former it is replacing. No additional traffic is 

generated by this change. 
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Therefore, the proposed amendment satisfies the requirements of the R‐200 zone and the 

layout of the subdivision, including the size, width, shape, orientation and density of lots, and location 

and design of roads is appropriate given its location and the type of use contemplated, and meets the 

applicable requirements of Chapter 59.  

 

50‐4.2.D.2. The preliminary plan substantially conforms to the master plan; 

  This Application is within the Approved and Adopted 2005 Olney Master Plan.  As discussed 

earlier, the original approval and this proposed amendment substantially conform to the master plan. 

 

50‐4.2.D.3. Public facilities will be adequate to support and service the area of the subdivision; 

  As discussed earlier, the proposed amendment will be supported by adequate public facilities, 

including traffic considerations. 

 

50‐4.2.D.4. All Forest Conservation Law, Chapter 22A requirements are satisfied 

  There is no proposed changes from the original approvals regarding lot configuration, tract area, 

site improvements, or exterior building design. Therefore the site continues to satisfy the requirements 

of Chapter 22A and the approval of the Forest Conservation Plan.. Changes requested by Staff do not 

require amendments to that approval. 

 

50‐4.2.D.5. All stormwater management, water quality plan, and floodplain requirements of 

Chapter 19 are satisfied; 

  As stated earlier, there are no changes proposed to the exterior of the building or to the site in 

general other than what may be required by this approval (bicycle parking and a crosswalk). Land 

disturbance associated with those improvements are less than the original approvals, therefore no 

stormwater amendments are required. There are no wetlands or floodplain on the Property. 

Therefore, the proposed amendment to the Preliminary Plan continues to comply with the original 

approvals and all stormwater management, water quality plan, and floodplain requirements of Chapter 

19 are satisfied. 
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50‐4.2.D.6. any burial site of which the applicant has actual notice or constructive notice or that 

is included in the Montgomery County Cemetery Inventory and located within the subdivision boundary is 

approved under Subsection 50‐4.3.M; 

  Review of the Montgomery County Cemetery Inventory indicates that the Subject Property has 

no burial sites located within the subdivision boundary. 

 

50‐4.2.D.7. Any other applicable provision specific to the property and necessary for approval of 

the subdivision is satisfied. 

  As stated earlier, there are no changes proposed to the exterior of the building or to the site in 

general as originally approved. The Application therefore, continues to satisfy the requirements of any 

other applicable standards specific to the property and necessary for approval of the subdivision. There 

may be a requirement to add bicycle parking, to be determined upon review and approval by the 

Planning Board. 

 

IX. Conclusion 

The proposed amendment to Preliminary Plan No. 1‐20060560 proposes a new use: Day Care 

Center, and the removal of a nursery school and the religious after school program. This amendment 

does not change any exterior elements of the currently approved campus, other than the addition of 

bicycle parking, and does not increase traffic.  

In 2006, when the original Preliminary Plan was approved, Staff recommended approval and 

specifically noted in their report that “[T]the proposed lot meets all requirements established in the 

Subdivision Regulations and the Zoning Ordinance, and is not in conflict with the recommendations of 

the Olney Master Plan. Access and public facilities will be adequate to serve the proposed lot and uses, 

and the application has been reviewed by other applicable county agencies, all of whom have 

recommended approval of the plan.”   

As set forth herein, the requested amendment continues to satisfy the requirements in the 

Subdivision Regulations and the Zoning Ordinance. Therefore the Applicant respectfully requests 

approval of amended Preliminary Plan No. 1‐2006056A. 
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TECHNICAL MEMORANDUM 
 

To: Eric Marshall 

Saul Cohen 

Perry Sandler 

Shaare Tefila Congregation 

From: Andrew Sandweiss, AICP 

Maribel Donahue 

Katie Wagner, P.E., PTOE 
 

Date: February 15, 2024 

Subject: Hope Grows Child Development Center – LATR Transportation Study Exemption Statement 

Introduction 

This memorandum serves as an LATR Transportation Study Exemption Statement for the future operations of the Hope Grows 

Child Development Center located at the Shaare Tefila Congregation in Olney, Maryland, located within the Olney (Yellow) 

policy area of Montgomery County. The site is proposing a day care center serving 128 students with 35 staff members located 

at 16620 Georgia Avenue. The proposed day care center will replace the previously approved 150-student nursey school and 

272-student religious after-school program. 

As presented below, the proposed project does not increase the site trip generation and is therefore exempt from transportation 

study requirements per the Montgomery County Local Area Transportation Review (LATR) Guidelines. The proposed project 

does not generate any new trips as compared to the previously approved land uses during the AM and PM peak hours and will 

therefore have a negligible impact on the transportation network surrounding the area. 

Site Trip Generation 

Trip generation for the approved nursery and religious after-school program land uses and the proposed day care center were 

calculated using the methodology outlined in the Montgomery County Local Area Transportation Review (LATR) Guidelines and 

the Institute of Transportation Engineers’ (ITE) Trip Generation, 11th Edition. The Policy Area Adjustment Factor, the rate of 

vehicle to person trips, and mode splits were used from Montgomery County Local Area Transportation Review (LATR) 

Guidelines Appendix Tables 1a and 1b. 

Trip generation rates for “Day Care Center” (Land Use Code 565) was used for the proposed day care center and the previously 

approved nursery. Trip generation rates for “Private School (K-8)” (Land Use Code 530) was used for the previously approved 

after school program.  

The trip generation and land use codes in this trip generation analysis are consistent with the methodology reviewed and 

approved by Staff in the Traffic Impact Study analyzing the previously approved land uses. 

For the previously approved development program, the “Private School (K-8)” trips were only added in the PM peak hour, as 

they are only representing an after-school program. The “Day Care Center”, for both the proposed and previously approved 

scenarios, was applied to both the AM and PM peak hours. 

The previously approved uses, when combined, generate 153 person trips in the AM peak hour (81 inbound and 72 outbound) 

and 132 person trips in the PM peak hour (63 inbound and 69 outbound). The proposed day care center generates 131 person 

trips in the AM peak hour (69 inbound and 62 outbound) and 132 person trips in the PM peak hour (62 inbound and 70 outbound).  
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The results of the trip generation analysis are summarized in Table 1. As Table 1 shows, the proposed day care center 

generates 22 fewer person trips in the AM peak hour (12 fewer inbound and 10 fewer outbound) and no new net person 

trips in the PM peak hour (1 fewer inbound and 1 new outbound) than the approved land uses. Detailed trip generation 

calculations are included in the Technical Attachments. 

Table 1: Trip Generation Comparison 

Land Use 
Policy Area 

Adjusted Trip 
Generation 

AM Peak Hour  PM Peak Hour 

In Out Total In Out Total 

Existing Trip Generation 

Approved Uses (150-student 
Nursery and 272-student Religious 

School) 

Person Trips 81 ppl/hr 72 ppl/hr 153 ppl/hr 63 ppl/hr 69 ppl/hr 132 ppl/hr 

Vehicle Trips 62 veh/hr 55 veh/hr 117 veh/hr 48 veh/hr 53 veh/hr 101 veh/hr 

Proposed Trip Generation 

Day Care Center (128 students) 
Person Trips 69 ppl/hr 62 ppl/hr 131 ppl/hr 62 ppl/hr 70 ppl/hr 132 ppl/hr 

Vehicle Trips 53 veh/hr 47 veh/hr 100 veh/hr 47 veh/hr 54 veh/hr 101 veh/hr 

Net Trip Generation 

Net Trip Generation 
Person Trips -12 ppl/hr -10 ppl/hr -22 ppl/hr -1 ppl/hr 1 ppl/hr 0 ppl/hr 

Vehicle Trips -9 veh/hr -8 veh/hr -17 veh/hr -1 veh/hr 1 veh/hr 0 veh/hr 

 

Summary and Conclusions 

The proposed use (128-student day care center) does not generate any new peak hour person trips as compared to the 

previously approved uses (150-student nursery & 272-student religious school) in both the AM and PM peak hours. Thus, an 

LATR is not required, as the proposed use will have a negligible impact on the surrounding transportation network. 

 

 

 
 
 
  



Trip Generation - Approved Religious School and Nursery

Policy Area: 24. Olney

Step 1: Base trip generation using ITEs' Trip Generation  11th Edition

In Out Total In Out Total

Day Care Center 565 150 students 62 veh/hr 55 veh/hr 117 veh/hr 15 veh/hr 15 veh/hr 30 veh/hr

53% 47% =0.78X 50% 50% =0.10X

Private School (K-8) 530 272 students 33 veh/hr 38 veh/hr 71 veh/hr

46% 54% =0.26X

Step 2: Convert to policy area vehicle trips

In Out Total In Out Total

Other 62 veh/hr 55 veh/hr 117 veh/hr 48 veh/hr 53 veh/hr 101 veh/hr

Step 3: Convert to total person trips, before applying mode splits

In Out Total In Out Total

Other 81 ppl/hr 72 ppl/hr 153 ppl/hr 63 ppl/hr 69 ppl/hr 132 ppl/hr

Step 4: Split between modes, per assumed Mode Splits by Policy Area

In Out Total In Out Total

Other Auto Driver 76.3% 62 ppl/hr 55 ppl/hr 117 ppl/hr 48 ppl/hr 53 ppl/hr 101 ppl/hr

Other Auto Passenger 19.5% 16 ppl/hr 14 ppl/hr 30 ppl/hr 12 ppl/hr 14 ppl/hr 26 ppl/hr

Other Transit 0.7% 1 ppl/hr 0 ppl/hr 1 ppl/hr 0 ppl/hr 1 ppl/hr 1 ppl/hr

Other Non-Motorized 3.5% 2 ppl/hr 3 ppl/hr 5 ppl/hr 3 ppl/hr 1 ppl/hr 4 ppl/hr

Total 100.0%

Trip Gen Summary for Approved Uses

In Out Total In Out Total

62 veh/hr 55 veh/hr 117 veh/hr 48 veh/hr 53 veh/hr 101 veh/hr

16 ppl/hr 14 ppl/hr 30 ppl/hr 12 ppl/hr 14 ppl/hr 26 ppl/hr

1 ppl/hr 0 ppl/hr 1 ppl/hr 0 ppl/hr 1 ppl/hr 1 ppl/hr

2 ppl/hr 3 ppl/hr 5 ppl/hr 3 ppl/hr 1 ppl/hr 4 ppl/hr

3 ppl/hr 3 ppl/hr 6 ppl/hr 3 ppl/hr 2 ppl/hr 5 ppl/hr

PM Peak Hour

76.3%

Land Use

Land Use Land Use Code Quantity
AM Peak Hour PM Peak Hour

N/AN/A

Note: PM Peak hour trip generation for the nursery based on approved estimate of number students leaving in the evening peak hour per approved 2006 TIS. 

Religious school hours of operation limited to 4:30-6:30 PM ON Wednesdays

Calculation Details:

100%

N/A

Land Use
People/Car 

(Appendix Table 1b)

AM Peak Hour

Calculation Details:

Land Use
ITE Vehicle-Trip generation Rate 

Adjustment Factor (Appendix Table 1a)

AM Peak Hour PM Peak Hour

PM Peak Hour

Auto Driver

Auto Passenger

Transit

Split
AM Peak Hour PM Peak Hour

Mode

Bicycle (Non-motorized)

Walk (Transit and other walk trips)

Mode
AM Peak Hour



Trip Generation - Proposed Day Care

Policy Area: 24. Olney

Step 1: Base trip generation using ITEs' Trip Generation  11th Edition

In Out Total In Out Total

Day Care Center 565 128 students 53 veh/hr 47 veh/hr 100 veh/hr 47 veh/hr 54 veh/hr 101 veh/hr

53% 47% =0.78X 47% 53% =0.79X

Step 2: Convert to policy area vehicle trips

In Out Total In Out Total

Other 53 veh/hr 47 veh/hr 100 veh/hr 47 veh/hr 54 veh/hr 101 veh/hr

Step 3: Convert to total person trips, before applying mode splits

In Out Total In Out Total

Other 69 ppl/hr 62 ppl/hr 131 ppl/hr 62 ppl/hr 70 ppl/hr 132 ppl/hr

Step 4: Split between modes, per assumed Mode Splits by Policy Area

In Out Total In Out Total

Other Auto Driver 76.3% 53 ppl/hr 47 ppl/hr 100 ppl/hr 47 ppl/hr 54 ppl/hr 101 ppl/hr

Other Auto Passenger 19.5% 13 ppl/hr 13 ppl/hr 26 ppl/hr 12 ppl/hr 14 ppl/hr 26 ppl/hr

Other Transit 0.7% 0 ppl/hr 1 ppl/hr 1 ppl/hr 0 ppl/hr 1 ppl/hr 1 ppl/hr

Other Non-Motorized 3.5% 3 ppl/hr 1 ppl/hr 4 ppl/hr 3 ppl/hr 1 ppl/hr 4 ppl/hr

Total 100.0%

Trip Gen Summary for Proposed Day Care

In Out Total In Out Total

53 veh/hr 47 veh/hr 100 veh/hr 47 veh/hr 54 veh/hr 101 veh/hr

13 ppl/hr 13 ppl/hr 26 ppl/hr 12 ppl/hr 14 ppl/hr 26 ppl/hr

0 ppl/hr 1 ppl/hr 1 ppl/hr 0 ppl/hr 1 ppl/hr 1 ppl/hr

3 ppl/hr 1 ppl/hr 4 ppl/hr 3 ppl/hr 1 ppl/hr 4 ppl/hr

3 ppl/hr 2 ppl/hr 5 ppl/hr 3 ppl/hr 2 ppl/hr 5 ppl/hr

Bicycle (Non-motorized)

Walk (Transit and other walk trips)

Mode
AM Peak Hour PM Peak Hour

Auto Driver

Auto Passenger

Transit

Land Use
People/Car 

(Appendix Table 1b)

AM Peak Hour PM Peak Hour

76.3%

Land Use Mode Split
AM Peak Hour PM Peak Hour

100%

Land Use Land Use Code Quantity
AM Peak Hour PM Peak Hour

Calculation Details:

Land Use
ITE Vehicle-Trip generation Rate 

Adjustment Factor (Appendix Table 1a)

AM Peak Hour PM Peak Hour
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