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DATE: November 20, 2025 

TO: Lynn Robeson Hannan, Hearing Examiner         

FROM: Grace Bogdan, Planner IV, Design, Placemaking, & Policy Division 
Stephanie Dickel, Regulatory Supervisor, West County Planning 
Elza Hisel-McCoy, Chief, West County Planning  

RE: Supplemental Memo for Special Exception Major Modification Case No. CBA-
1174-E, The Holton Arms School 

This memo provides additional information as requested by email dated November 12, 2025. 
The numerical structure follows the email, with the request in bold and Planning Staff 
response in italics.  

1. Criteria for approval in 59-G-1.22 is missing:  Neither the Applicant’s Statement
of Justification (SOJ) or the Staff Report contain any analysis of the general
standards for approval in 59-G-1.22, including an analysis of inherent and non-
inherent characteristics.  I cannot make a recommendation without these.

Staff presented supplemental information to the Planning Board regarding the analysis
of inherent and non-inherent characteristics per Section 59-G.1.2.1. This was included in
the transmittal letter from the Planning Board sent Friday, November 14, 2025.

The staff report has analyzed the findings per Section 59-G-1.21, General Conditions,
beginning on page 24. In regards to Section 59-G-1.23, General Development Standards,
the staff report acknowledges there are no physical changes proposed onsite and
specifically addresses the adequacy of parking (page 25 and 26) for the proposed
increase and summarizes the existing development characteristics and their
conformance with the R-200 zone and R-90 zone (page 25). As discussed in Comment 3
below, the Applicant will submit an amendment to the Forest Conservation Plan to
capture the proposed offsite improvements.

2. Other findings not fully addressed (59-G-2.19):
a. 59-G-2.19 (noise, topo, nuisance, information on buffer for athletic fields)

The staff report includes information regarding the topography, buffer, noise
and illumination relating to the athletic fields on page 22 and page 26. All
topography, buffers, distances to neighboring properties exist and there are no
physical changes proposed. None of the exterior fields have lighting, limiting use
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of the fields and track to daylight hours. As stated in 6 below, once the Applicant 
provided additional operational details staff can provide further analysis. 

3. Deferred approval of Forest Conservation Plan:  The Board of Appeals may not
approve a special exception until the Planning Board approves a Forest
Conservation Plan.  Therefore, this may not be deferred to preliminary
plan.  Montgomery County Code, Section 22A-11(c)(2).  Please submit an approved 
amendment to the Forest Conservation Plan along with the Planning Board’s
resolution of approval.

The Planning Board has approved a Final Forest Conservation Plan (FCP) for the Subject
Property. The Applicant will submit a Forest Conservation Plan Amendment to reflect the 
proposed off-site improvements within the River Road and Royal Dominion Drive right-
of-way. No changes to the on-site Limits of Disturbance are contemplated.

4. Please update site plan to include following mandatory information.  59-A-4.22;
59-G-2.19.  While some improvements may be grandfathered, they are still a
requirement and necessary to support statements in the SOJ regarding the
impact of the operational changes.

a. Lighting:  Specifically required in site plan and necessary to assess impact
and safety of proposed operational changes.  Are any of the outdoor fields
lit?

b. Landscaping, fencing, screening, including vegetation, type, width and
length; required by site plan and necessary to assess impact of operational 
changes as, for instance, noise impact is justified by existing landscaping
and screening.

c. Location of bus stop
d. Topography
e. Setbacks
f. Location of sidewalks on and abutting the site and pedestrian crosswalks.
g. Location of R-200 and R-90 Zones
h. Show all vehicular and bicycle parking spaces on the site and their

locations.  Include designated ADA spaces.
i. Chart of development standards, including setbacks and parking spaces,

zone, lot area, lot coverage, minimum front side and rear setbacks, height, 
parking and bicycle requirements and spaces, density per student

j. Please show proposed improvements to access at River Road.

To be provided by the Applicant. 
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5. Other Required items missing from application: 
a. No analysis of Thrive 

 
Staff presented supplemental information to the Planning Board regarding the 
Project’s conformance with Thrive 2050. This was included in the transmittal letter 
from the Planning Board sent Friday, November 14, 2025.  

 
6. Provide information on:  

 
a. directional vehicular movements for the internal roadway network. 
b. location of bus stops adjacent to the subject property. 
c. Explain the difference between the before and after school care programs 

and the existing day care on site. 
d. location of existing Category 1 Forest Conservation Easements on the site. 
e. the frequency of food waste pick-up and deliveries changing with the 

additional enrollment?  How will any increase be mitigated.  Is there any 
change in loading spaces. 

f. Will the rental facilities including weddings, parties or receptions? 
g. There is no analysis of why the increase in activities will not generate 

undue noise. 
h. Staff Report, p. 25:  finding of minimal impact does not address increased 

intensity of on-site activities. 
 

The Applicant will need to submit further operational details as specified above. Staff 
can provide further analysis once this information is provided.  

 
7. I am unclear whether the Staff Report and attachments include all prior 

approvals.  The Staff Report adds some not submitted by the Petitioner and 
states that the original SE was approved in 1961.  Are there approvals before the 
oldest one in this record?  The resolutions are submitted randomly and consist of 
over 200 pages.  Please summarize each approval and identify the conditions you 
deem applicable. 

 
The Applicant will provide a chronological summary of previous approvals.  

  
8. Was the Community Liaison Committee disbanded when the position of People’s 

Counsel was not funded?  Are there any formal or informal regular meetings 
established between the school and the community?  
 
Response to be provided by Applicant.  
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9. Development conditions:  
 

a. Shouldn’t there be numerical caps on the number of participants in the 
ancillary activities and rentals.  Without caps, could it possibly change the 
peak hours?  Is the cap 200 persons?  What about additional Staff? 
While the peak hour of the land use could change it wouldn’t change the peak 
hour of the background traffic. These ancillary activities are not regularly 
scheduled events and would generally not influence the peak hours of a roadway 
during normal conditions. There is a recommended cap third party use of 
outdoor facilities as listed in recommended Condition 4 as these may occur 
during peak hours, however use of the indoor facilities are limited to outside peak 
hours and there is no recommended cap for the use of these.  
 

b. Condition No. 1 in Staff Report:  Does the 870 students and 236 staff 
include the daycare? 
The daycare is under a separate special exception for the Property (S-2467) 
most recently approved in 2014 to allow 31 children and 10 staff (Board of 
Appeals Opinion dated April 11, 2014). There are no proposed changes, 
therefore it was not explicitly written into this recommended condition. The 
daycare was included in the trip generation and vehicular analysis for the TIS.   

c. Please incorporate the hours of operation of the school, the existing day 
care, the before and after school programs during the school year and the 
summary camp into the recommended conditions of approval. 
Based on information provided, staff recommends new Condition 9 (below) to 
address the Hearing Examiner’s request for hours of operation for the School 
and Summer Camp, and recommends the Special Exception for the daycare (S-
2467) maintain the hours of operation specific to the daycare which are 7:30am 
– 6:30pm. 

9. Hours of Operation: 

a) School operating hours: 8am – 4:30pm, however before – and after 
school activities may occur outside operating hours; and  

b) Summer camp: 9am – 6pm. 

 
d. Please incorporate the maximum number of staff associated with the 

summer camps into the conditions of approval. 
Revised Recommended Condition 1 in strikeout and underline: 
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The approval is limited to a Private Educational Institution for up to 870 students 
and 236 staff, a Summer Camp for up to 970 attendees and 282 staff, rental of 
facilities to third-parties, and activities ancillary and related to these uses 
including administrative offices, library, performing arts center, activity fields, 
etc.  
 

e. Should there be a maximum number of participants in the swimming 
program. 
The recommended condition for rental of the facilities, including the swimming 
program, limits arrivals and departures to outside peak hours, therefore staff 
does not recommend a cap.  
 

f. Does the 250-participant camp for some of the activities include visitors? 
Yes. 
 

g. Are there any development conditions from prior approvals that pertain 
to this site?  
Staff reviewed the existing development conditions from prior approvals and 
found that conditions relative to CBA-1174-C (Board of Appeals Opinion dated 
May 29, 2002 attached) remain in effect as follows: 
Conditions 1, 2, 4, 5, 7, 8, 9, 11, 12, 13, 14, 15, 16. Condition 3 relative to the 
Transportation Management Plan, Condition 6 relative to the Swimming 
Program, and Condition 10 relative to the Final Forest Conservation Plan is 
recommended to be updated as reflected in the staff report.  
 
Conditions relative to CBA-1174-D (Board of Appeals Opinion dated March 23, 
2004 attached) remain in effect as follows:  
Conditions 1, 2, 3, and 9. Conditions 4, 5, 6 are relative to a traffic study and 
Transportation Management Plan that is recommended to be updated as 
reflected in the staff report. Condition 7 is relative to the daycare that has since 
been amended under a separate Special Exception (S-2467). Condition 8 is 
relative to the summer camp, which is recommended to be updated as reflected 
in the staff report.  
 
The Applicant should review prior conditions to ensure there are no additional 
changes are required as part of this Major Modification request. 
 

h. I assume that you propose to eliminate the non-Holton limitations for 
school arts?  Please confirm. 
Yes. 
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10. Criteria for Approval:  
a. Add analysis of 59-G-1.22 
b. Noise/Nuisance:  Does the 200 person cap on students participating in field 

events/tournaments remain?  Does this include visitors and 
participants.  How many attend for the teams? 

c. Analysis of Thrive 
  

Staff presented supplemental information to the Planning Board regarding a. and c, 
which was included in the transmittal letter from the Planning Board sent Friday, 
November 14, 2025. In regards to b., the 200 seating limitation for the track and field 
was not proposed to change, however the participants are proposed to be capped at 
250, as indicated in recommended condition 4.b)iv.  

 
11. LATR:  Wouldn’t the HE/BOA make the determination of adequate public facilities 

under Section 59-G-1.21, as the property is not currently in compliance with the 
preliminary plan?  

 
Yes, that is the intent, the HE/BOA will make the adequate public facilities finding with 
this Special Exception. 

  
12. What is the plan for enforcing the TMP?  Are there no enforcement 

mechanisms?  Should a representative of the community be included in updated 
TMPs?  
 
Recommended condition #7 requires the Applicant to adhere to the Transportation 
Management Plan with annual monitoring. Staff recommended that the TMP be sent to 
Planning Staff, MCDOT and the Board of Appeals and/or OZAH. 

  
As identified in these responses, the Applicant will provide the remaining information as 
requested. If further questions arise through the review of this additional information, please 
feel free to contact us. 
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