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Date of Hearing: December 17,2015

RESOLUTION

WHEREAS, under Montgomery County Code Chapter 50, the Montgomery
County Planning Board is authorized to review preliminary plan applications; and

WHEREAS, on August 3, 2015, Woodfield Commons Associates, LLC
("Applicant") filed an application for approval of a preliminary plan of subdivision of
property that would create one lot for 84 multi-family residential dwelling units in three
buildings on 3.88 acres of land in the cRT-1.5, c-0.5, R-1.0, H-55T zone, located on the
west side of woodfield Road (Rt. 124), approximately 1 ,07s feet north of the intersection
of Rt.124 and Main sheet in Damascus ("subject property") in the Damascus policy
Area and Damascus Master Plan ("Master plan',) area; and

WHEREAS, Applican_t's preriminary plan application was designated preliminary
Plan No. 120150170, Woodfield Commons (,,preliminary plan" or,,Application,'); and

WHEREAS, following review and analysis of the Application by planning Board
staff ("staff") and other governmental agencies, staff issued a memorandum- to tn"
Planning Board, dated December 4, 201s, setting forth its analysis and
recommendation for approval of the Application, subject to certain conditions (,'staff
Report"); and

WHEREAS, on December 17,201s, the pranning Board held a pubric hearrng on
the Application at which it heard testimony and received evidence submitted foithe
record on the Application; and

WHEREAS, on December 17, 201s, the pranning Board voted to approve the
Application subject to certain conditions, on motion of commissioner Fani-6onzarez,
seconded by commissioner wells-Harley, with a vote of 5-0; commissioners Anderson,
Dreyfuss, Fani-Gonzalez, Presley, and Wells-Harley voting in favor.

Now' THEREFORE, BE rr RESOLVED that the pranning Board AppRoVES
Preliminary Plan No. 1201s0170 to create one lot on the subjeci property, subject to
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the following conditions:1

1. This Preliminary Plan is limited to one lot for 84 dwelling units and must include a
minimum of 12.5% Moderately Priced Dwelling units; the final number of MpDU's
will be determined at Site Plan.

2. The Planning Board has accepted the recommendations of the Montgomery county
Department of rransportation ("MCDor") in its letter dated August t3, zo1s, ani
hereby incorporates them as conditions of the preliminary plan approval. The
Applicant must comply with each of the recommendations as set forth in the letter,
which may be amended by MCDor provided that the amendments do not conflict
with other conditions of the preliminary plan approval.

3. The Planning Board has accepted the recommendations of the Maryland state
Highway Administration ("MDSHA) in its tetter dated october 1,2o1s,Lnd hereby
incorporates them as conditions of the preliminary plan approval. The Applicani
must comply with each of the recommendations as set forth in the letter, which may
be amended by MDSHA provided that the amendments do not conflict with other
conditions of the Preliminary plan approval.

4. Prior to issuance of access permits, the Applicant must satisfy any provisions for
access and improvements as required by MDSHA.

5. The Planning Board has accepted the recommendations of the Montgomery county
Department of Permitting service ('McDps) - water Resources section in itsstormwater management concept retter dated october 26, 201s, anJ nereby
Incorporates them as conditions of the preliminary plan approval. The Applicant
must compry with each of the recommendations as set forth in the retter, whicn may
be amended by MCDPS - water Resources section provided that the amendments
do not conflict with other conditions of the preliminary irlan approval.

6. The Certified Preliminary plan must contain the followng note:

a. Unless specificaily noted on this ptan drawing or in the ptanning Board
conditions of approuat, the building footprinti, buitding neigntsi i_iiteparking, site circulation, and sidewatks shown on th;preimin;ry ita;are irrustrative- The finat rocations of buitdings, structures aid
hardscape wilr be determined at the time of site etin approvat. eteisi
refer to the zoning data table for devetopment standards such as
sefbacks, buirding restriction rines, buitding height, and rot coverage fir

r For the purpose of these conditlons, the term "Applicant" shall atso mean the developer, the owner orany successor(s) in interest to the terms of this appr6val.
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each lot. Other limitations for slle development may also be inctuded
in the conditions of the Planning Board's approva!.

b. A copy of the Site Plan Resolution must be included on the cover
sheet.

7. The record plat must show necessary easements.

8. The record plat must reflect common ingress/egress and utility easements over all
shared driveways.

9. The Planning Board accepts the recommendations of the Montgomery county Fire
and Rescue services (MCFRS) Fire code Enforcement sectio-n in iti letter dated
september '1, 2015, and hereby incorporates them as conditions of the preliminary
Plan approval. The Applicant must comply with each of the recommendations as set
forth in the letter, which may be amended by Fire and Rescue provided that the
amendments do not conflict with other conditions of the preliminary plan approvat.

10.The Adequate Public Facility (APF) review for the Preliminary Plan will remain validfor eighty{ive (85) months from the date of mairing oi the pranning Board
Resolution.

'l 1 . The subject Property is within the Damascus High school cluster area. The
Applicant must make a school Facilities payment to McDps at the middle school
level at the multi-family garden apt. unit rates for all units for which a uuitolng perrit
is issued and a schoor Facilities payment is applicable. The timinj anolriount ot
the payment wilr be in accordance with chapter 52 of the Montgomerry couniy cooe.

12. No clearing, grading or recording of prats prior to certified site pran approvar.

BE lr FURTHER RESOLVED that having considered the recommendations anofindings. of its Staff as presented at the hearin! and as set forth in the staff Report,which.the Board hereby adopts and incorpora-tes by reference (except as modifiedherein), and upon consideration of the entiie record, the planning goaio rtttos, witnthe conditions of approval, that:

1. The Preliminary plan substantiatty conforms to the Master ptan.

Adopted in 2006, the Master pran envisioned three areas-Town center,Transition Area and Rurar Area-for Damascus and its vicinity, and itrecommended appropriate densities and zones for those areas. rne suo.;ect
Property is within the Town center. The Master pran proposed a ,i""o ,."zone for the Town center of Damascus cailed MXTi, or Mixed-Use Towncenter. The recentry approved comprehensive revision to tne traontgomery
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County Zoning Ordinance replaced the Mixed-Use Town Center Zone with the
CRT (Commercial-Residential Town) Zone, which the Countv Council deemed to
be largely equivalent to the MXTC Zone.

The Master Plan envisions a Town center with multifamily housing options,
including affordable housing at a moderate density. Additional housing in the
Town center is intended to support and renew the town's existing commercial
uses and "create a more sustainable heart for the community." The Master plan
encourages both mixed-use and residential developments in the Town cenrer.
while "[m]ixed-use buildings are preferred in the Town center over single-use,
single-story buildings," the Master plan encourages the creation of moderate
density housing in the outer area of the Town center, where the subject propeny
is located.

In addition to affordable housing, the Master plan recommends housing for
seniors in the Town center. In particular, the Master plan identifies two parcers
of land located near the Damascus Library and senior center, east of the
Subject Property, as prime locations for age-restricted housing.

The Master Plan recommends that at the time of subdivision or site plan, the
Planning Board ensure that new residentiar deveropment drrecfly adjoining
existing single-family. residential development is compaiible in scale, ireignt, ano
proportion with existing homes. The Board has included its evaluatioi of the
compatibility of the development associated with this Application in its resolution
approving site Plan No.820150090. Finally, the Master plan recommends theprotection of forest resources in environmentally sensitive areas such as
wetlands, floodplains, stream buffers, and steep slooes.

The Preliminary pran substantiaily conforms to these Master pran
rec_ommendations by providing multifamily housing at a moderate density within
walking distance of existing commerciar uses, incfuding a grocery store. 'tn light
o-f this proximity to existing commercial uses and the iact-that ftre larje bulk ofthe subject Property is rocated away from a pubric street, a furty iesidential
development is more appropriate on the subject property tnan i miieo-use
development.

opponents of this Apprication appeared to argue at the public hearing that the
Master Plan recommendation for senior houling in the Town centir shourdpreclude this development. However, the Master plan identified two sites ofher
than- the Subject Property as idear for age-restricted housing, and in any case,
the Master Plan's use recommendation is not preclusive of oiher uses wiihin tne
Town center, particurarly moderate density housrng open to row and moderate
income renters, including seniors.
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As discussed in more detail below, the Forest conservation plan ensures that
the Application's minimal wetland encroachment is offset by significant mitigation
efforts that will protect and enhance the wefland. And, while counteo as
"cleared" to meet the requirements of the Forest Conservation Law, a large
portion of the forest on the steep slopes on the northern side of the subject
Property is outside the limits of disturbance of site plan No. g20150d90,
approved alongside this Application, and will therefore not be disturbed in
connection with this Application.

2. Public facilities will be adequate to support and service the area of the approved
subdivision.

Roads and Transportation Facilities

The su_bject Property is located 200 feet to the west of the post office entrance
off of woodfield Road. woodfield Road was extended north from Main street
(MD 108) to Ridge Road (MD 27). The subject property wiil share tre sime tutt
movement commerciar access to woodfield Road as the post office. The
Applicant will also extend the sidewalk on the south side oi the posi office
entrance that connects to woodfield Road onto the subject property for full
pedestrian access. on-site vehicre parking wiil be provided in garages unde, wo
of three proposed buirdings..and. in surface parking spaces. ionj-term orcycteparking will be provided with bike rooms in each building ", *6ll as outdoor
short-term bicycle parking.

Montgomery county Ride-onRoute 90 provides bus service arong Main street,
which is south of the subject property, connecting the downtown Dimascus area
to the shady Grove Metrorair station. The route iuns Monday through rriJay att
day with service every 30 minutes. The crosest bus stop is 0.b mileslo the south
on Main Street about 1S0 feet to the west of Woodfield Road.

Trip Generation

The peak-hour trip generation estimated for the preriminary pran was based ontrip generation rates included in the Institute of rransportation engin"ei, lrreyTrip Generation Manuar, 9th edition. Based on the rrE trip generation rates, tne
Application wirr generate.a.total of 37 new peak-hour trips-during tne wleroay
morning peak period and 40 new peak-hour trips during the we6kday *n,ng
peak period.

The Applicant submitted a traffic study dated March 2g, 2015 to determine thePreliminary Plan's impact on the area transportation system. rori lo""r
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intersections and the subject Property access to woodfield Road were identified
as critical intersections for analysis for a total of five intersections to determine
whether they meet the applicable congestion standard. All five intersections are
located in the Damascus Policy Area with a critical Lane Volume (cLV) standard
of 1,400. The only non-signalized intersection included in the traffic studv is the
driveway access at Woodfield Road.

The trips associated with the Application were added to the existing and the
background traffic (trips generated from approved but unbuilt developments) to
determine the total future traffic. The total future traffic was assigned to the
critical intersections to evaluate the total future CLVs. All intersections analyzed
are currently operating at acceptable cLV congestion standards and will continue
to do so under the background development condition and total future traffic
condition with the approved use on the Subject property.

Transportation Policv Area Review (TpAR)

The subject Property is located in the Damascus policy Area. No TpAR paymenr
is required because the Damascus Area is adequate under the roadway test and
transit test according to lhe 2012-2016 Subdivision Staging policy.

Master Plan Transportation Facilities

The 2006 Approved and Adopted Damascus Master plan contains the followrnq
recommendations for adjacent roadway facilities:

- Woodfield Road (MD 124) plus the northern extension: An arteriar (A-12)
with two traver ranes (one rane in each direction) with a right-of-way 6f g06
feet. The extension of this road to the north from Main strLet to Md 2z nas
already been constructed by Montgomery County and is operational.

The 2005 countywide Bikeways Functional Master plan contains the followrno
recommendations for adjacent bikeway facilities:

- woodfield Road:. A duar bikeway (DB-30) consisting of a signed shared
roadway and a shared-use path on the east side ofthe road irom Harvest
Knolls way to Ridge Road (MD 27). This improvement has arso oeen
constructed.

Based on the submitted rraffic study and proposed layout, the vehicular and
pedestrian access for the preliminary plan will be safe and adequate with the
public and private improvements.
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Other Public Facilities and Services

The development associated with this Preliminary Plan will connect to public
(community) water and sewer service, which is consistent with the existing W-1
and S-1 service category designations.

The Application has been reviewed by the Montgomery County Department of
Fire and Rescue Service, which determined by transmittal dated September 1,
2015, that the Subject Property has adequate access for fire and rescue
vehicles.

The Application is in the Damascus High school cluster, which is operating at an
inadequate level (more than 105 percent utilization) at the middle school level
according to the current subdivision staging policy. Therefore, the Applicant is
subject to a school Facilities Payment to MCDps at the middle school level at
the multi-family unit rates for all units for which a building permit is issued. The
timing and amount of the payment will be in accordance with chapter 52 of the
Montgomery County Code.

other public facilities and services, such as, gas, electric, telecommunications,
police stations, firehouses and health services are available and curren v
operating within the standards set by the Subdivision Staging policy Resolution
currently in effect.

3. T-he size, width, shape, and orientation of the approved lots are appropiate for
the location of the subdivision, taking into account the recommenaationi inctuaedin the applicable master pran, and for the type of development or use
contemplated.

This Application has been Fviewed for compliance with the Montgomery county
Code, Chapter 50, the Subdivision Regulations, and meets all aiplicab6
sections. The lot size, width, shape and orientation are appropriate for the
location of the subdivision taking into account the recommendations included in
the Damascus Master plan, and the development of three garden apartment
buildings is in substantial conformance with the Master plan.

The 3.88-acre lot was reviewed for compliance with the dimensional
requirements for the cRT zone as specified in the Zoning ordinance. with the
modifications to the build{o-area requirements included in the Board,s approval
of site Plan No.820150090, the lot as approved will meet all the dimensional
requirements for area, frontage, width, and setbacks in the CRT zone. The
Application has been reviewed by other applicable county agencies, all of which
have recommended approval ofthe plan.
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4. The Applicafion salisfles all the applicable requirements of the Forest
Conservation Law, Montgomery County Code Chapter 22A.

The Board finds that the Preliminary Forest Conservation Plan complies with the
requirements of the Montgomery county Environmental Guidelines and the
Forest Conservation Law.

A. Forest Conservation

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) was approved
for the subject Property on March 31,201s. The NRI/FSD indicates ihat tne
subject Property contains approximately 0.g0 acres of existing forest, 0.23 acres
of wetlands, and 0.36 acres of wefland buffer. The subject property is within the
Upper Patuxent watershed, a Use lll-p watershed.

The Applicant does not propose to physically clear all of the existing forest in
connection with this Application. However, after development of thl subject
Property, the remaining portions of the forest stand will no longer meet minimum
forest stand size requirements, so for purposes of the forest worksheet
calculations, all the forest are counted as cleared. Based on the land use
category and the forest conservation worksheet, the 0.90 acres of forest clearing
results in a 1.S8-acre reforestation planting requirement for the Application.

Under section 22A-12(g)(2)(D), the Board finds that the Appricant may make an
in-lieu payment rather provide than on- or off-site reforeitation. The subject
Irg"rty, excluding acreage previousry dedicated and used for right-of-way, is
3.88 acres. The Applicant is responsible for planting the on-site 

-wetland 
area

with native trees and shrubs to mitigate for the wetland encroachment described
below, which leaves n-o priority or other planting areas on the Subject property to
meet the 1.S8-acre reforestation requirement.

B. Wetland Encroachment

The wetland on the subject property appears to have developed due to man-
made impacts that blocked a natural drainage feature. As described in the staff
Report, both the U.s. Army corps of Engineers and the Maryrand Department of
the Environment have declined jurisdiction over the wefland. The Applicant will
encroach approximatery 1,600 sf (0.04 acres) into the wefland and 6,635 sf (0.15
acres) into the wetland buffer to accommodate the building layout, utilities, and a
pedestrian connection. The remainder of the wefland and weiland buffer, outside
of the previously existing WSSC easement, will be protected by a Category r

conservation easement.
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The pedestrian connection will be a crushed stone trail outside of the wetland,
and a boardwalk will span the wetland itself. The boardwalk will be constructed
on helical piers (screw-in pilings) to minimize construction within the wetland
area. Additionally, the railing along the boardwalk will be attached to the board
walk structure and will not require additional posts drilled into the wefland. The
use of helical piers will allow for minimal disturbance and blockage of flow of
water through the wetland.

Based on the following factors, the Board considers the Application's
encroachment into the wetland and wefland buffer to be iustified:

Avoidance
several site constraints make total avoidance of the wefland very difficult. A
steep, 2O-foot-high slope runs the entire length of the northern property line
within the rectangular portion of the Subject property. Addiiional! j two
contiguous 20-foot-wide wssc water and sewer easements run in a north
south direction through the center of the subject property, make a ninety-
degree bend to the east, and then run parallel to the northein property line for
approximately 250 feet. A second 2O-foot diameter wssc water m-ain runs
along the entire southern boundary of the subject property and through the
wetland and wetland buffer. The cumulative impacts of ihese naturil and
man-made constraints limit the possible locations for buildings, parking areas,
driveways, fire department and emergency vehicre accesi, utilities, storm
water management facilities and storm drain elements.

Minimization
After submitting a pre-application plan, the Applicant revised the site lavout to
move the buildings to the north and east to the greatest degree possible. The
revised plan reduces the wetland area impacts by g4% and the wefland buffer
impacts by 74o/o.

Mitigation
The Applicant will offset or mitigate the environmental impacts of the wefland
encroachment through a combination of maintaining hydrology, invasive
specres management, and enhancing the plant material within the wefland.
The hydrology will be maintained by a modified design that directs some
water flow to the wetland, which will help maintain the hydrology. The weiland
area will be enhanced through on-site invasive species minagement and
supplemental plantings of native vegetation. The prantings wiil be a mix of
shade trees, flowering trees, and shrubs that are suitable for wet locations.
These plantings will not only improve the appearance of the wefland but will
provide shade to prevent dry-out in summer and will discourage the
recurrence of invasive species, thereby enhancing the function of the wlfland.
Additionally, an Invasive Species Management plan will be prepared and
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implemented by the Applicant after approval by Staff. The portion of the
wetland and its buffer that remain outside of the limits of disturbance will be
protected by a Category | easement in perpetuity.

5. All stormwater management requirements shall be met as provided in
Montgomery County Code Chapter 19, Article ll, tifled "Storm Water
Management," Secflons 19-20 through 19-35.

This finding is based in part upon the determination by MCDPS that the
Stormwater Management Concept Plan meets applicable standards.

The MCDPS Water Resources Section approved the stormwater managemenr
concept dated October 26,2015. The concept proposes to meet the stormwater
management goals via micro bio retention facilities and gravel weilands.

BE lT FURTHER RESOLVED that this Preliminary Plan wilt remain valid for 60
months from its initiation date (as defined in Montgomery County Code Section S0-
35(h)), and that prior to the expiration of this validity period, a final record plat for all
property delineated on the approved Preliminary plan must be recorded In the
Montgomery County Land Records, or a request for an extension must be filed; ano

BE lT FURTHER RESOLVED that this Resolution constitutes the writtenqpinion
of the Board in this matter, and the date of this Resolution is 'JAN 

2 I l!
(which is the date that this Resolution is mailed to all parties of record): and

BE lT FURTHER RESOLVED that any party authorized by taw to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATTON

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Fani-Gonz6lez, seconded by
Commissioner Presley, with Chair Anderson, Vice Chair Wells-Harley, and
Commissioners Dreyfuss, Presley, and Fani-Gonz6lez voting in favor at its regular
meeting held on Thursday, January 14,2016, in Silver Spring, Maryland.

Casey AnUelsdr, Chairman
Montgomery County Planning Board


