
TOWN OF HERNDON, VIRGINIA 
PLANNING COMMISSION VIRTUAL PUBLIC HEARING AGENDA 

MARCH 22, 2021 
HERNDON COUNCIL CHAMBERS BUILDING 

765 LYNN STREET 
7:00 P.M. 

 
CALL TO ORDER 

 
1. Roll Call 

 
APPROVAL OF AGENDA 
 
 
APPROVAL OF MINUTES 

 
2. February 8, 2021 Work Session Draft Minutes 

 
3. February 22, 2021 Public Hearing Draft Minutes 

 
COMMENTS 

 
4. Comments from the Staff Members 

 
5. Comments from the Commissioners 
 
PUBLIC HEARINGS 

 
6. SPECIAL EXCEPTION AMENDMENT, SE #19-02, 525 Grove Street, 

Virginia Dominion Energy Substation, to amend the conditions associated 
with the construction of a new telecommunications facility that includes a 
monopole. Fairfax County Tax Map Reference Number: 0162-02-0190E. 
Applicant: Vertical Bridge. Representative: Tessia Knight, Network Building & 
Consulting Solutions. Property Owner: Virginia Electric and Power Company.  

 
7. SPECIAL EXCEPTION, SE #21-01, 400 Herndon Parkway, Peppertree 

Montessori, to permit a private school/daycare within an existing building.  The 
property is zoned O&LI, Office and Light Industrial. Fairfax County Tax Map 
Reference Number: 0171 06 F3.  Applicant:  Gwendolyn Dozier, Managing Member, 
Peppertree Montessori, LLC.  Property Owner:  DK Herndon Parkway, LLC. 

 
 
ADJOURNMENT 
 

 



 

 

MEMORANDUM 
 

To: Chairman Romeo & Members of the Planning Commission 
 
From: Michael Wallick, AICP, Transportation Planner 
 
Date: March 17, 2021 
 
Subject: SE#21-01, 400 Herndon Parkway, Peppertree Montessori & 

Preschool 
  

  

This memorandum serves as an addendum to the staff report dated March 8, 2021 and 
provided for the work session.  Staff withheld a recommendation at the work session due 
to the need for additional clarifying information from the applicant.  Staff requested that 
the applicant provide a revised plan exhibit that clearly indicates the location of the 
parking, the location and circulation of the child pick-up/drop-off area, and the size and 
location of the required outdoor fenced playground area.  The revised plan exhibit has 
been provided as attachment #3 to this addendum.  Additionally, the draft planning 
commission resolution (attachment #1) and draft conditions of approval (attachment #2) 
are provided. 

Parking 

Of the 25 parking spaces allocated to be used by Peppertree Montessori & Preschool, the 
applicant intends to mark 10 parking spaces to be used as the designated pick-up and 
drop-off area.  The 10 marked parking spaces are located directly in front of the entrance 
to suite 150.  The remaining 15 parking spaces are proposed to be used by the employees 
of the Montessori & preschool and located towards the rear of the site. 

Revised Plan Exhibit 

The revised plan exhibit includes a proposed outdoor fenced playground area measuring 
74 feet long and 21 feet wide, for a total 1,554 square feet.  The zoning ordinance requires 
the outdoor fenced play area be constructed at 100 square feet per child.  The applicant 
has informed staff that no more than one class, with a maximum of 10 children, will use 
the playground area at any one time.  The Virginia Building Code also requires the 
applicant to construct a second exterior door within suite 150.  As staff stated at the work 
session, this proposed exterior door will be located towards the rear of the suite and lead 
to the proposed outdoor fenced playground area.   

There were questions at the work session related to the restroom facilities for suite 150.  
The restroom facilities exist currently within the suite, however, based on requirements 
from the Virginia Building Code, the restroom facilities are required to be modified. 
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Draft Conditions of Approval 

Staff has generated recommended draft conditions of approval to offset impacts and 
address any particular concerns unique to this proposal.  The conditions speak to 
substantial conformity with the submitted special exception materials, which are included 
with this application.  The conditions require that child pick-up and drop-off occurs 
within the 10 marked parking spaces located in front of the main entrance to the 
Montessori & preschool.  The conditions limits the maximum number of children on site 
to 50 at any one time.  The applicant would need to seek a separate special exception if 
wishing to add additional children to the school/daycare.  The conditions requires that an 
outdoor fenced recreation, no smaller than 1,000 square feet, be constructed in the 
approximate location as shown on the conceptual plan.  The maximum number of 
children permitted in the outdoor fenced recreation area at any one time shall comply 
with Section 78-71.2(d)(2)(b) of the zoning ordinance, which requires 100 square feet per 
child.  The last condition requires the applicant to obtain a zoning inspection permit prior 
to the issuance of a business license. 

Staff Recommendation 

The staff recommendation to the Planning Commission is approval with the proposed 
conditions. 

Attachments: 
1. Draft Planning Commission Resolution 
2. Draft Conditions of Approval 
3. Revised Special Exception Plan, dated March 5, 2021 
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TOWN OF HERNDON, VIRGINIA 
 

PLANNING COMMISSION 
 

RESOLUTION 
 

MARCH 22, 2021 
 
 

Resolution- to consider Special Exception Application SE #21-01, to permit 
a private school/daycare within an existing building in an Office 
& Light Industrial, O&LI, zoning district. 

 
WHEREAS, the applicant, Gwendolyn Dozier, has submitted a request for a special 

exception to permit a private school/daycare located at 400 Herndon 
Parkway and identified as Fairfax County Tax Map #0171-06-F3; and 

 
WHEREAS,  the Planning Commission has reviewed this application and has held a 

public hearing in accordance with the provisions of §15.2-2204 of the 
State Code; and  

 
WHEREAS,  the Planning Commission has found that the application, SE #21-01 with 

conditions, meets the purpose and intent of the Zoning Ordinance, in 
particular, Sections 78-71.2 and 78-155.3; and 

 
WHEREAS,  if granted, the uses permitted under the special exception are pursuant to 

this resolution; and 
 
WHEREAS, if granted, the special exception may expire pursuant to Sections 78-

155.3(f)(3) or Section 78-155.3(g) of the Zoning Ordinance; and 
 
WHEREAS,  if granted, the special exception may be amended pursuant to Section 78-

155.3(j) of the Zoning Ordinance; and 
 
WHEREAS,  if granted, special exception may be revoked pursuant to Section 78-

155.3(h) of the Zoning Ordinance. 
 
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the Town 

of Herndon, Virginia, hereby: 
 
 Recommends approval of Special Exception Application SE #21-01, in 

accordance with the conditions set forth below to achieve compliance with 
the standards found in Sections 78-71.2 and 78-155.3; 

 
[INSERT CONDITIONS] 
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PLANNING COMMISSION DRAFT CONDITIONS 
SPECIAL EXCEPTION SE #21-01 

400 HERNDON PARKWAY 
MARCH 22, 2021 

 

1.       Substantial Conformity.  The development and maintenance of the special exception 
use for a Montessori school and daycare pursuant to Section 78-71.2 of the Herndon 
Zoning Ordinance (the “Zoning Ordinance”) shall be in substantial conformance with the 
SE #21-01 application materials submitted January 22, 2021 and concept plan dated 
March 5, 2021 (the “Concept Plan”).  Approval of this application on the parcel identified 
as Fairfax County Tax Map Number 0171-06-F3, known as 400 Herndon Parkway, 
Herndon, Virginia (the “Property”), shall not relieve the applicant or the owners of the 
Property, or their successors or parties developing, establishing, or operating the approved 
special exception, from the obligation to comply with and conform to any other Zoning 
Ordinance, codified ordinance, or regulatory requirement. 
 
2.      Child Pick-Up & Drop-Off.  Child pick-up and drop-off shall occur in the 10 marked 
parking spaces located in front of the entrance to the Montessori & preschool, as shown on 
the special exception plan dated March 5, 2021. 
 
3. Number of Permitted Children.  The number of children present on site shall not 
exceed 50 at any one time. 
 
4.     Outdoor Recreation Area.  An outdoor, fenced playground area, no less than 1,000 
square feet, shall be constructed in the approximate location as shown on the Concept Plan, 
prior to the issuance of a business license.  When playing outside, all children shall be 
within the fenced playground area. 
 
5.     Number of Permitted Children in Outdoor Recreation Area.  The maximum number 
of children permitted in the outdoor recreation area at any one time shall comply with 
Section 78-71.2(d)(2)(b) of the zoning ordinance, which requires 100 square feet for per 
child. 
 
6.    Zoning Inspection Permit and Inspections.  A Zoning Inspection Permit is required 
prior to issuance of the business license.  Following the business license, the use shall be 
inspected by zoning and building officials during reasonable hours and upon reasonable 
prior notice. 
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