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Department of Community Development 

Staff Report 
 

Subject:   Middleburg Montessori School (SPEX11-SC-010 and SPPT11-SC-029) 

 

Date:       August 11, 2011 

______________________________________________________________________________ 

 

Topic Description: 

   

The Middleburg Montessori School is seeking approval of a Category 5 Special Exception to add 

primary aged students (ages 7 to 14) to the existing preschool.  The applicant is also requesting 

modifications to its previously approved Special Permit in order to accommodate a greater 

number of preschool children (children under the age of seven).   

 

The proposal includes the construction of an addition to the existing building.  The addition 

would be similar to the current architecture and would meet the restrictive covenants set forth in 

the Deed of Easement (Attached).  The proposed expansion would occur in two phases: Phase I –

up to ten primary age students and up to 35 preschool students in the existing building; and 

Phase II – construction of a building addition no larger than 5,000 square feet to accommodate 

up to 84 students (20 primary age students and 64 preschool students).  If the Special Exception 

and Special Permit are approved, the school anticipates being able to raise adequate funds to 

begin construction of the addition within five years.  

 

Although the overall number of students on the site will increase from the currently allowed 35 

to 84 in Phase II, the majority of the students on-site will remain preschool age.  The Phase II 

request seeks a toddler program (ages 18 months to 2½ years, classified by the Zoning Ordinance 

as a preschool) up to ten students, two preschool classrooms with up to 27 students each, and one 

primary classroom with up to 20 students.   

 

The applicant estimates the current trip generation of the school (up to 35 students) is 

approximately 21 trips between 8:00 a.m. and 9:00 a.m.; 3 trips at noon, 18 trips between 2:45 

p.m. and 3:15 p.m.  Children arrive and leave in a staggered manner and may attend either a half 

day or full day, and then they leave school from 11:30 a.m. to 12:00 p.m. or from 2:45 p.m. to 

3:15 p.m.  The applicant has suggested a Phase II traffic control measure to implement different 

school hours for the preschool and primary grades, to offset the peak drop-off and pick-up times.  

 

Background: 

 

Middleburg Montessori School is an Association Montessori International (AMI) accredited 

Montessori School for children 2½ to 6 years old operating under a Commonwealth of Virginia, 

Department of Social Services, Child Day Center License.   The school has been operating on 

the site, with a Special Permit, in the Village of Atoka, since 2001.  The school has served the 

surrounding area since it was founded in 1980. The school is one of six 501(c)(3) not-for-profit 

organizations located in the Historic District of the Village of Atoka: The Atoka Preservation 

Society, The Goose Creek Association, The Upperville Colt and Horse Show, The Land Trust of 

Virginia, and The Mosby Heritage Area Association. 
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On June 9, 2011, a Zoning Ordinance text amendment was approved which allows the Board of 

Supervisors to waive the 5 acre minimum lot size requirement for primary schools in the 

Residential-Village (V) District, when such a use serves less than 50 primary school students. 

The proposed primary school would serve up to 20 primary school students.  (It is noted that the 

primary school use is separate from the preschool use, which is only limited in numbers by the 

required amount of outdoor recreation area the property can accommodate.)   

 

Location,  Zoning and Current Land Use:  

 

The 1.643-acre property is located at 7274 Rectors Lane in the Village of Atoka.  It is bound by 

Route 50 to the north and Rectors Lane to the south.  It is zoned Residential-Village (V).  A map 

of the property is shown below. 

 

Location Map 

 

                            
 

Surrounding Zoning and Current Land Use: 

 

Surrounding properties are zoned Village-Residential (V) to the east and west, and Rural 

Agriculture (RA) to the north and south. 

 

Comprehensive Plan/Land Use: 

 

The project parcel is within the Village of Atoka in an area planned for residential uses.  The 

Comprehensive Plan (Plan) includes goals aimed at enhancing and preserving the character of 

the rural villages in the County.  The Plan does not prohibit uses other than residential in 

villages.  Residential uses are anticipated along with some appropriately scaled business and 

service uses as well as institutional and educational uses, including schools.  The existing 

preschool was previously determined to be in an appropriate location for school uses. However, 

the fact that a school use is a Special Permit (approved) or Special Exception (this request) 
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acknowledges that not every school or every location is suitable in the Village District.    

                        

Analysis: 

  

The current preschool met the Zoning Ordinance general standards set forth in Section 5-006 and 

the standards set forth in Category 5-500 (Educational Uses) with its original Special Permit 

approval.  The current Middleburg Montessori School was deemed to be an acceptable location 

for a standalone preschool for up to 35 students.  The Board will have to make a finding as to 

whether an enlarged preschool together with the proposed primary school would be similarly 

acceptable.   

 

Typically a primary school has larger facilities than a preschool and a wider range of activities.  

Its effect can be more pronounced on neighboring properties.  This is perhaps less so for a 

Montessori School that does not construct the amenities typically associated with primary 

schools such as ball fields or other large outdoor sports amenities.  The primary students could 

use the recreation area in the existing fenced area on-site. 

 

The applicant is requesting that the Board of Supervisors waive Section 5-504.2 of the Zoning 

Ordinance that states “All outdoor recreation areas for primary schools shall be fully fenced, 

unless waived by the Board with approval of a Special Exception.”  The Planning Commission 

supported the waiver request for Phase I (up to 10 primary students), but drafted a condition to 

require fencing of most of the property for Phase II (up to 20 primary school students). 

 

The proposed preschool and primary school are permitted in the V zoning district subject to the 

general standards for special exceptions set forth in Section 5-006, as well as the further 

standards for Educational Uses 5-500.  Below is an analysis of these standards: 

 

General Standard 5-006.1 

The proposed use shall not adversely affect surrounding properties, shall be consistent with 

the County’s comprehensive plan and shall not discourage appropriate development of 

adjoining properties. 

 

The proposed use will not impact the ability of the adjoining property owners to use their land.  

Further, the site is subject to restrictive covenants that limit the building expansion, require 

preservation of the structure and limit the uses on the site.  

   

General Standard 5-006.2 

The proposed use shall not generate pedestrian or traffic hazards. 

 

The proposed use will not be a hazard to pedestrian or vehicular traffic.  The site can 

accommodate the proposed peak traffic trips per day.    

 

General Standard 5-006.3 

The Board may require additional landscaping/screening. 

 

The existing trees and vegetation will provide a portion of the required buffer.  Additional 

landscaping may be required at Site Plan stage to meet the Ordinance requirements.  The Board 
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may want to consider additional landscaping to further screen the adjacent residential structures 

and properties from the use. 

 

General Standard 5-006.4 

Open space shall be provided in an amount at least equal to that specified for the zoning 

district in which the use is proposed. 

 

See analysis of Sections 5-503 and 5-504 for outdoor recreation area requirements.  These are 

the only open space requirements.  

 

General Standard 5-006.5 

Adequate utility, drainage, parking, loading and other necessary facilities shall be provided. 

 

The parking is sufficient to accommodate staff and other persons who may be on-site.  The 

proposed use is planned to be served by on-site well and septic.  The applicant has received 

Health Department support for this request.  A special exception condition has been drafted to 

accommodate Health Department approval. 

 

General Standard 5-006.6 

Signs shall be consistent with the Zoning Ordinance; the Board may apply more stringent 

requirements. 

 

The applicant’s proposal is consistent with the Zoning Ordinance and will be further evaluated 

during the Site Plan process.  The covenants also place additional restrictions that do not allow 

for lighted signs. 

 

General Standard 5-006.7 

The future impact of a proposed use will be considered and addressed establishing a time 

limit for use. 

 

The Special Permit was not subject to a time limit.  Thus, the applicant has not specifically 

requested a time limit for the application.  The Planning Commission suggested an initial 5-year 

time limit, with two 5-year administrative extensions. It is noted that two Planning 

Commissioners supported 5-year administrative renewals in perpetuity.    

 

General Standard 5-006.8 

The proposed use shall not degrade or deplete air quality, surface and groundwater. 

 

The proposed use will not deplete surface or groundwater.  No air quality impacts are 

anticipated.   

 

General Standard 5-006.9 

All uses shall comply with lot size, bulk regulations, and performance standards of the zoning 

district in which it is located. 

 

The proposed use meets the lot size, bulk regulations and performance standards of the V zoning 

district.   
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PART 5 5-500 CATEGORY 5 EDUCATIONAL USES 

 

In addition to the general standards set forth in Section 006 above, the following standards shall 

apply: 

 

5-501 Standards for All Category 5 Uses 

 

1. All off-street parking and loading areas, swimming pools and tennis courts and similar 

facilities shall be effectively screened and shall not be located in any required yard in all 

Residential and Rural District. 

 

The applicant will comply with this standard. 

 

5-502 Additional Standards for All Category 5 Uses Other than Pre-School/Day Care 

Center/Nursery School  

 

1. No structure used for or in conjunction with the use shall be located within 100 feet of 

any adjoining property which is in a Residential or Rural District, except where such use 

proposes to utilize an existing structure and the Board of Supervisors or the Board of 

Zoning Appeals find that the lesser setback will not cause an undue impact on adjoining 

properties because of the specific characteristics of the proposed school or adjoining 

property. 

 

The applicant uses an existing structure for the school.  The new addition must be located 

outside of the 100 foot setback from each property line. 

 

2. The site shall have minimum road frontage, as required for the site's zoning district, on a 

road designated as a major collector in the Comprehensive Plan, unless the Board of 

Supervisors or the Board of Zoning Appeals find that the type and amount of traffic 

generated by the facility is such that it will not cause an undue impact on the neighbors or 

adversely affect safety of road usage. 

 

The Comprehensive Plan does not designate Rectors Lane as a Rural Major Collector; however, 

the type and amount of traffic associated with the use is not anticipated to cause undue impact. 

The school anticipates offsetting the arrival times for preschool and primary school students as 

the school grows (Phase II).  Currently a staff member directs cars on-site to keep them from 

queuing on the road.   

 

3. All off-street parking and loading spaces, swimming pools and tennis courts and similar 

facilities shall be effectively screened and shall not be located in any required yard in all 

Residential and Rural Districts. 

 

Information for the applicant for the site plan phase. 

 

5-503 Additional Standards for Pre-School/Day Care Center/Nursery School 

 

1. In addition to complying with the minimum lot size requirements of the zoning district in 
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which located, the minimum lot area shall be of such size that 100 square feet of usable 

outdoor recreation area shall be provided for each child that may use the space at any one 

time. Such area shall be delineated on a plat submitted at the time the application is filed. 

For the purpose of this provision, usable outdoor recreation area shall be limited to: 

 

A. That area not covered by buildings or required off-street parking spaces. 

B. That area outside the limits of the required front yard. 

C. Only that area which is developable for active outdoor recreation purposes. 

 

Information for the applicant. Shown on the plat. 

 

2. All outdoor recreation area shall be fully fenced. 

 

Information for the applicant; this is a requirement for the preschool area and exists on-site. A 

small expansion is needed to accommodate 64 preschool students in Phase II (see Special 

Exception and Special Permit Plat.)  

 

5-504 Additional Standards for Primary School, Secondary/Advanced Schools and 

Technical Schools (Indoor) 

 

1. In addition to complying with the minimum lot size requirements of the zoning district in 

which located, the minimum lot area for a private school of general education shall be of 

such size that: 

 

A. 200 square feet of usable outdoor recreation area shall be provided for each child in 

grades kindergarten through three (3) that may use the space at any one time, and 

B. 430 square feet of usable outdoor recreation area shall be provided for each child in 

grades four (4) through twelve (12) that may use the space at any one time. Such 

usable outdoor recreation shall be delineated on a plat submitted at the time the 

application is filed. For the purpose of this provision, usable outdoor recreation area 

shall be limited in the same manner as paragraph 503.1. 

 

Recreation space is identified on the Special Exception and Special Permit plat. However, the 

school will have to rotate students using the area so as to meet the aforementioned standard.   

 

2. All outdoor recreation areas for primary schools shall be fully fenced, unless waived by 

the Board with approval of a Special Exception. 

 

The applicant is requesting a waiver of this requirement. The Planning Commission supported 

the waiver for Phase I, up to 10 primary students, but recommended fencing a larger area for 

Phase II, up to 20 primary students. 

 

 

Staff and Review Agency Comments: 

 

Staff and appropriate referral agencies have reviewed this request for conformance with the 

Comprehensive Plan, the Zoning Ordinance, and other relevant policies and regulations. 
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Findings, comments, and recommendations are summarized below. Following each comment is 

a staff note in italics stating how the comment has been addressed. 

 

Environmental 

 

No comment on the application. 

Virginia Department of Transportation (VDOT) 

VDOT reviewed the submittal from Middleburg Montessori School seeking a Special Exception 

and Special Permit from the County.  The VDOT jurisdiction is limited to the access to the 

public highway. Our investigation and evaluation reveals that this installation has an entrance in 

conformance with VDOT Standards so we have no concerns in regard to this application.  

Zoning 

 

1. The following Zoning Ordinance standards are applicable: 

 

A. Section 5-006, General Standards for Special Permit and Special Exception Uses 

B. Section 5-501 and 5-503, For Special Permits  

C. Section 5-501, 5-502, and 5-504, For Special Exceptions 

 

2. A Zoning Ordinance Text Amendment was approved on June 9, 2011, which allows the 

Board of Supervisors to waive the 5 acre minimum lot size requirement for primary 

schools in the Residential-Village (V) District, when such serves less than 50 students. It 

is strongly noted that this use is distinctly separate from the preschool use, which is only 

limited in the number of students inasmuch as the subject property can accommodate the 

corresponding amount of outdoor recreation area. For this reason, the number of students 

on-site will exceed 50 and this appears to be the case based on the information contained 

on Pages 2 and 3 of the Statement of Justification. On Page 3 in particular, the Phase II 

plan anticipates a maximum of 64 preschool age children (6 years or less) in 3 separate 

classes and a maximum of 20 primary school age children (7 to 15 years), which results 

in a maximum potential of 84 students on site during the specified times.  

 

While the applicant will be limited by the Ordinance with respect to the number of 

primary school students, zoning staff recommends that the actual number, whatever it 

may ultimately be, be memorialized as a development condition. Likewise, the final 

number of preschool age children should also be limited as a development condition. 

 

Proposed conditions limit the number of students. 

 

3. In reviewing the Special Exception plat, it appears that a portion of the proposed Phase II 

addition encroaches into the required 100 foot side yard setback area along the eastern 

property line. The location of this structure should be adjusted to ensure that it can be 

constructed in a manner that fulfills all setback requirements. 

 

The applicant will ensure the setback is met during the Site Plan process.  
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4. Appropriate screening of the parking area along Rectors Lane and along the eastern and 

western sides of the parking lot will be required in order to fulfill the special standard set 

forth in Section 5-502.3 for primary schools. 

 

Information for the Site Plan phase. The applicant is willing to include additional plantings. 
 

5. In looking at the required outdoor recreational area for both uses, staff has identified the 

following: 
 

a. Based on the maximum number of preschool students identified in the statement of 

justification, a total of 6,400 square feet of outdoor recreational area will be required. 

 

b. The outdoor recreational area required for the primary school is more challenging to 

determine given that the Ordinance requires 200 square feet per child in grades K-3 

and 430 square feet per child in grades 4-12. The applicant has not specified the 

actual breakdown of primary school age children anticipated for each grade level. The 

minimum amount required if all children were K-3 is 4,000 square feet, and the 

maximum if all children were in grades 5-12 is 8,600 square feet. If the number is 

split, with half K-3 and half 5-12, the required amount will be 6,300 square feet. 
 

The applicant has submitted a proposal to rotate any outdoor recreational area on-site, 

which zoning staff agrees is suitable, and has demonstrated that the existing 3,800 square 

foot, fenced outdoor play area on-site can accommodate the anticipated enrollment for 

Phase I. However, the applicant must identify on the Special Exception plat the additional 

outdoor recreation area that will fulfill the requirements for the expanded Phase II. 

Although this area may fluctuate in size and location depending on any conditions 

imposed by the Board, its general location needs to be identified on the plat at this time to 

ensure it is outside of the front yard areas and is properly fenced. 

 

The SE/SP Plat shows the required 6,400 square foot outdoor recreation area for the preschool.  

The applicant is requesting a waiver of the requirement to fence the primary school recreation 

area.  See earlier analysis. 
 

6. The existing parking appears to be sufficient to accommodate the maximum number of 

employees plus 4 additional visitor spaces.  

 

Health Department 

 

We support the plan to expand the current preschool size to include a primary school.  The 

Fauquier County Health Department will require an application for remodeling to be filed and a 

plan for the continuing monitoring of the water usage. The Health Department will also require 

an OSE review of the current septic system and mandate the 200% required drainfield reserve 

area.  This would bring the total school enrollment to 85. 

 

Planning Commission Summary and Action of July 28, 2011: 

 

The Planning Commission discussed this item at its work session and held a public hearing on 

this item. The Planning Commission unanimously recommended approval with proposed 
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conditions. 

 

Summary and Recommendations: 

 

A resolution of approval with the Planning Commission’s recommended conditions has been 

provided.   
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