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RESOLUTION 

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

WHEREAS, on March 18, 2025, Zoor Inc. (“Applicant”) filed an application for 
approval of a preliminary plan of subdivision of property that would create nineteen (19) 
lots for nineteen (19) units on 2.71acres of land in the CRT-1.0, C-0.5, R-0.5. H-55T zone, 
located on the east side of Woodfield Road (MD 1248) 50 feet North of Main Street 
(“Subject Property”), in the Damascus Policy Area and 2006 Damascus Master Plan 
(“Master Plan”) area; and 

WHEREAS, Applicant’s preliminary plan application was designated Preliminary 
Plan No. 120250140, Mahan Village (“Preliminary Plan” or “Application”); and 

WHEREAS, the Application was submitted for concurrent review and approval 
with Forest Conservation Plan No. F20250550; and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff (“Staff”) and other governmental agencies, Staff issued a memorandum to the 
Planning Board, dated June 12, 2026, providing its analysis and recommendation for 
approval of the Application, subject to certain conditions (“Staff Report”); and 

WHEREAS, on June 25, 2026, the Planning Board held a public hearing on the 
Application and voted to approve the Application subject to conditions, on the motion of 
Commissioner Hedrick, seconded by Commissioner Pedoeem, with a vote of 5-0; Chair 
Harris, Vice Chair Linden, and Commissioners Bartley, Hedrick and Pedoeem voting in 
favor. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES 
Preliminary Plan No. 120250140 to create nineteen (19) lots for nineteen (19) units on 

http://www.montgomeryplanningboard.org/
mailto:mcp-chair@mncppc.org
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the Subject Property, subject to the following conditions:1   
 
General Approval 

 This Preliminary Plan is limited to nineteen (19) lots for nineteen (19) townhouses, 
and three (3) parcels for private roads and open space. 

Adequate Public Facilities  
 The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain 

valid for five (5) years from the initiation date (as defined in Montgomery County 
Code Section 50.4.3.J.5).  

Plan Validity Period  
 The Preliminary Plan will remain valid for three (3) years from its initiation date (as 

defined in Montgomery County Code Section 50.4.2.G), and before the expiration 
date 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 filed. 

Outside Agencies 
 The Planning Board has reviewed and accepts the recommendations of the 

Montgomery County Department of Transportation (“MCDOT”) in its letter dated May 
13, 2026, and incorporates them as conditions of the Preliminary Plan approval.  
The Applicant must comply with each  recommendation in the letter, which may be 
amended by MCDOT if the amendment does not conflict with any other conditions of 
the Preliminary Plan approval. 

 Before recording a plat for the Subject Property, the Applicant must satisfy MCDOT’s 
requirements for access and improvements.  

 The Planning Board has reviewed and accepts the recommendations of the 
Montgomery County Department of Permitting Services (“MCDPS”), Water 
Resources Section, in its stormwater management concept letter dated March 23, 
2026, and incorporates them as conditions of the Preliminary Plan approval. The 
Applicant must comply with each recommendation in the letter, which may be 
amended by the MCDPS – Water Resources Section if the amendment does not 
conflict with any other conditions of the Preliminary Plan approval. 

 The Planning Board has reviewed and accepts the recommendations of the 
MCDPS, Fire Department Access and Water Supply Section in its letter dated 
January 13, 2026, and incorporates them as conditions of approval.  The Applicant 
must comply with each recommendation in the letter, which MCDPS may amend if 
the amendment does not conflict with other conditions of Preliminary Plan approval. 

 
1 For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner or any 
successor(s) in interest to the terms of this approval. 
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 The Planning Board has reviewed and accepts the recommendations of the WSSC, 
Hydraulic Planning Analysis letter dated March 18, 2026, and incorporates them as 
conditions of approval.  The Applicant must comply with each recommendation in 
the letter, which WSSC may amend, provided the amendment does not conflict with 
other conditions of Preliminary Plan approval. 

Other Approvals 
 Before approval of a record plat or any demolition, clearing, or grading for the 

Subject Property, the Applicant must receive Staff certification of this Preliminary 
Plan. 

 
Transportation 
Private Roads 

 For any Private Streets or Trails/Pathways, the Applicant must ensure that target 
lighting values from the appropriate tables in the MCDOT Streetlighting Design 
Requirements, Installation Procedures, and Specification Standards are met or the 
lighting design is deemed sufficient by Planning Staff. 

 The Applicant must provide the following Private Road and Private Alleys, including 
any sidewalks, bikeways, storm drainage facilities, street trees, street lights, private 
utility systems and other necessary improvements as required by the Preliminary 
Plan within the delineated private road area (collectively, the “Private Road”): 

a. Private Road Mahan Way: closed section with twenty-one feet (21 ft) of 
pavement and a six-foot-wide (6 ft) sidewalk with a six-foot-wide (6 ft) 
street buffer on one side of the street, as shown in the Certified 
Preliminary Plan. 

i. Handicap ramps to be provided at both sides of the street aligned 
with the crosswalk, and a driveway apron built to thirty-two (32) 
feet, as shown in the Certified Preliminary Plan. 

b. Private Alleys A and B: closed section with twenty  feet (20 ft) of 
pavement, as shown in the Certified Preliminary Plan. 

i. Handicap ramps to be provided at both sides of the street, aligned 
with the crosswalk, and curb radii built to twenty-five (25) feet, as 
shown in the Certified Preliminary Plan. 

 All Private Road(s) and Private Alley(s) are subject to the following requirements: 

a) The record plat must show the Private Road and Private Alleys in a separate 
parcel.   
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b) The Private Road and Private Alleys (collectively the “Private Road”) must be 
subject to reference on the plat to the Declaration of Restrictive Covenant for 
Private Roads recorded among the Land Records of Montgomery County, 
Maryland, in Book 54062 at Page 338, and the terms and conditions in the 
Montgomery County Code § 50-4.3.E et seq regarding private roads.  The 
Covenant includes, but is not limited to, the following requirements/conditions: 

i) The Applicant, at its expense, shall design, construct, and maintain 
the Private Road.  

ii) The Applicant, at its sole cost and expense, shall properly and 
continually maintain (including ordinary and capital maintenance 
and removal of snow, ice, litter, and other obstructions and hazards 
as soon as conditions reasonably allow), repair, and replace any 
portion of the Private Road and all improvements located within the 
Private Road, in good condition and repair for safe use and 
operation of the Private Road.  The Applicant must maintain a 
commercially reasonable budget (operating and capital, as 
applicable) to address both short-term and long-term maintenance, 
and to provide reserves for capital repairs. The Applicant must 
provide certification of the reserves to the Planning Board or its 
Staff every two (2) years (or every five (5) years in the event there 
are no below-ground parking structures in the Private Road).  The 
reserves must be adequate to cover the costs of needed repairs. 

iii) The Applicant must post and retain signage to notify the public that 
the Private Road is not publicly maintained and to provide contact 
information to handle complaints, concerns or questions regarding 
the Private Road. 

c) Approved sub-grade for Private Roads to be six-inch Graded Aggregate Base 
(GAB).  

d) Before issuance of the first building permit, the Applicant must deliver to the 
Planning Department, certification by a professional engineer licensed in the 
State of Maryland that the Private Road has been designed and the 
applicable building permits will provide for construction in accordance with the 
paving detail and cross-section specifications required by the Montgomery 
County Road Code, as may be modified on this Preliminary Plan or a 
subsequent Site Plan, and that the road has been designed for safe use 
including horizontal and vertical alignments for the intended target speed, 
adequate typical section(s) for vehicles/pedestrians/bicyclists, ADA 
compliance, drainage facilities, sight distances, points of access and parking, 
and all necessary requirements for emergency access, egress, and apparatus 
as required by the Montgomery County Fire Marshal. 



MCPB No. 26-42 
Preliminary Plan No. 120250140 
Mahan Village 
Page 5 

e) Before approval to release any portion of the  performance bond, the
Applicant must deliver to the Planning Department certification by a
professional engineer licensed in the State of Maryland that the Private Road
has been constructed in accordance with the paving detail and cross-section
specifications required by Chapter 49, as may be modified on the Preliminary
Plan, including in-place density testing of the roadway soil sub-grade,
aggregate base, and asphalt, and that the road has been designed for safe
use including horizontal and vertical alignments for the intended target speed,
adequate typical section(s) for vehicles/pedestrians/bicyclists, ADA
compliance, drainage facilities, sight distances, points of access and parking,
and all necessary requirements for emergency access, egress, and apparatus
as required by the Montgomery County Fire Marshall.

Surety 
 Before issuance of any building permit or sediment control permit, whichever comes 
first, the Applicant must enter into a Surety and Maintenance Agreement with the 
Planning Board, in a form approved by the M-NCPPC Office of General Counsel, 
that outlines the Applicant’s responsibilities.  The Agreement must include a 
performance bond or other form of surety, with the following provisions:  

a) A cost estimate of the materials and facilities, which, upon Staff approval, will
establish the surety amount.

b) The cost estimate must include all aspects required for construction of a site
element by the Planning Board on the preliminary plan such as a private roads,
sidewalks, landscaping, lighting, amenities, and play equipment.

c) Completion of all improvements covered by the surety will be followed by
inspection and potential reduction of the surety.

d) The bond or surety for each item shall be clearly described within the Surety &
Maintenance Agreement, including all relevant conditions.

Record Plats 
 There shall be no clearing or grading of the site before the recordation of the plat(s). 

 The record plat must show necessary easements. 

 The record plat must reflect a common use and access covenant for the benefit of 
the public over all trails, sidewalks and paths that are not included in a public right-
of-way or private street parcel.  The covenant must be in a form approved by the M-
NCPPC Office of the General Counsel and recorded among the Montgomery County 
Land Records.  

Notes and Labels 
 The record plat must reflect all areas under common ownership. 
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 The record plat must reference the Common Open Space Covenant recorded 
among the Montgomery County Land Records at Book 28045 Page 578 
(“Covenant”).  

Certified Preliminary Plan 
 The certified Preliminary Plan must contain the following notes:  

a) Unless specifically noted on this plan drawing or in the Planning Board conditions 
of approval, the building footprints, building heights, on-site parking, site 
circulation, and sidewalks shown on the Preliminary Plan are illustrative.  The 
final locations of buildings, structures and hardscape will be determined at the 
time of issuance of building permit(s).  Please refer to the zoning data table for 
development standards such as setbacks, building restriction lines, building 
height, and lot coverage for each lot.   

b) The Applicant must schedule an on-site preconstruction meeting with M-NCPPC 
inspection staff before any demolition, clearing, or grading occurs on-site. The 
Applicant, along with their representatives, must attend the pre-construction 
meeting with the M-NCPPC inspector. A copy of the approved Certified 
Preliminary Plan is required to be on-site at all times during construction.   

 Before submittal of the Certified Preliminary Plan, the Applicant must make the 
following changes: 

a) Show resolutions and approval letters on the certified set 

b) Show private roadway details and cross sections on the certified set.  

c) Include the approved Fire Department Access Plan. 
 

BE IT FURTHER RESOLVED that having considered the recommendations of its 
Staff as presented at the hearing and/or as set forth in the Staff Report, which the Board 
hereby adopts and incorporates by reference (except as modified herein), and upon 
consideration of the entire record, the Planning Board FINDS, with the conditions of 
approval, that: 
 

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. 
 
The block design is appropriate for the development or use contemplated 
 
Block design is irregular but due to the small irregular shape of the parcel  is 
adequate and appropriate given the small number of total units. 
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The lot design is appropriate for the development or use contemplated 

Lot sizes, shapes and locations comply with the minimum standards for standard 
method townhouse developments. All proposed lots will have access from a 
private road. The submitted subdivision plan and the proposed townhouse layout 
conform to the standards indicated in Section 59-4.5.3, Commercial / Residential 
Zones, of the Montgomery County Zoning Ordinance (the “Zoning Ordinance”). 

 
The Preliminary Plan provides for required public sites and adequate open 
areas 
The proposed subdivision plan provides common open space consistent with the 
requirements of Zoning Ordinance Sections 59-4.5.3.C and 59-6.3. 
A significant portion of the on-site open space, approximately 0.68 acres, will be 
existing forest, protected by a conservation easement. This area will wrap the 
site borders on two sides. A walking path is proposed to wind through the 
conservation area as a natural-surface trail and circulate as a sidewalk among 
and around the townhouses. This path will provide for active recreation on-site 
while encouraging residents to enjoy the conservation area. The largest open 
space area outside the conservation area is approximately 0.145 acres, which is 
more than half of the required common open space. It will be at the north end of 
the site, bordered by townhouse lots with forest views on two sides. It will be 
furnished with active and passive recreation elements, including connections to 
the walking path, one or more benches, and naturalistic play elements such as 
boulders to provide large-muscle play opportunities for children (locations to be 
determined). Benches will also be provided at locations throughout the site, 
offering various views of the forest or surrounding property. 
 
The lots and use comply with the applicable requirement of Chapter 59 
 
The project is being developed under  the standard method of the CRT-1.0, C-
0.5, R-0.5. H-55T.  Although it is also in the TDR 1.16 Overlay zone, it does not 
utilize this potential bonus density.  The CRT zone allows residential townhouse 
uses.  In addition, pursuant to Section 59-4.5.3 the standard method zoning 
development standards can be satisfied as is shown in the Data Table below:  
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Preliminary Plan Data Table for CRT-1.0, C-0.5, R-0.5. H-55T, Standard Method 
1. Site    
Open Space (min) Required Provided 
Open space, tract > 
10,000 SF 10% 29% 

2. Lot and Density   
Lot (min)     
Lot area 800 SF 1,120 Sf/1,232 SF 
Lot width at front building 
line 12 ft 21 ft 

Density (max)     

CRT Density, FAR 1.0 FAR (.5 Commercial, 
.5 Residential) 

0.41 FAR (0.0 
Commercial, 0.41 
Residential) (X number of 
units) 

Coverage (max)     
Lot n/a n/a 
3. Placement   
Principal Building 
Setbacks (min) 

    

Front setback 5 ft 5 ft 
Side setback, abutting 
Agricultural, Rural 
Residential, Residential 
Detached, or Residential 
Townhouse zones 

4 ft n/a 

Side setback, end unit 2 ft 2 ft 
Side setback between lot 
and site boundary 4 ft >4 ft 

Rear setback, abutting all 
other zones 10 ft >50 ft 

Rear setback, alley 4 ft 7.5 ft 
Rear setback between lot 
and site boundary 5 ft >5 ft 

Accessory Structure 
Setbacks (min) 

    

Front setback, behind 
front building line 5 ft None Proposed 

Side street setback 5 ft None Proposed 
Side setback 4 ft None Proposed 
Rear setback 4 ft None Proposed 
Rear setback, alley 4 ft None Proposed 
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Build-to Area (BTA, max 
setback and min % of 
building façade) 

    

Front setback 15 ft 15 ft 
Building in front street 
BTA 70% 100% 

4. Height   
Height (max)     
Principal building 55 ft <55 ft 
Accessory structure 25 ft None Proposed 
5. Form   
Massing (max)     
Units permitted in one 
row 12 8 

Building Orientation     
Entrance facing street or 
open space required yes 

Entrance spacing (max) n/a n/a 
Transparency, for Walls 
Facing a Street or Open 
Space 

    

Ground story, front (min) n/a n/a 
Ground story, side/rear 
(min) n/a n/a 

Upper story (min) n/a n/a 
Blank wall, front (max) 35 ft <35 ft 
Blank wall, side/rear 
(max) 35 ft <35 ft 

Allowed Building 
Elements 

    

Porch/Stoop yes yes 
Balcony yes yes 

 
Lot sizes, shapes and locations comply with the minimum standards for standard 
method in the CRT Zone. 
 

2. The Preliminary Plan substantially conforms to the Master Plan.   
 

2006 Damascus Master Plan 
There are no site-specific recommendations in the 2006 Damascus Master 
Plan for this property.  The application is consistent with the zoning as shown 
in the Master Plan.  The Plan is consistent with the recommendations for the 
Town Center area of Damascus. 
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Patuxent River Primary Management Area 
The Subject Property is located within the Patuxent River Watershed and the 
Primary Management Area (“PMA”). There are two intermittent streams 
located on the east and north of the Site. These streams are first order 
tributaries that eventually drain into the Patuxent River. Although the Site is 
located within the PMA, it is exempt from the PMA requirements because it is 
zoned CRT, which is a denser zone than RE-2. As such, the Environmental 
Guidelines classify this site as an existing area in non-conformance with the 
PMA Guidelines. The Applicant is not required to meet the requirements of 
the PMA but is required to utilize best management practices outlined in 
Table 6 of the Environmental Guidelines. The Applicant is addressing best 
management practices through Environmental Site Design as part of the DPS 
Stormwater Management Plan review by emphasizing ground water recharge 
over standard stormwater management techniques. 
 
Transportation 
The 2018 Bicycle Master Plan calls for a sidepath on Woodfield Road. This 
facility already exists, and therefore no additional improvements are required.    
The Subject Application conforms to the Master Plan of Highways and 
Transitways, as it calls for a minimum 80 feet of right-of-way for Woodfield 
Road, which is existing. 

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

Roads and other Transportation Facilities 
 Existing Facilities  

The Site has frontage along Woodfield Road, a County-owned and 
maintained public street classified as a Town Center Street with a master 
planned right-of-way of 80 feet under the Master Plan of Highways and 
Transitways. Woodfield Road is a three-lane street with an existing eight-
foot sidepath (8 ft) with a six-foot-wide (6 ft) buffer.  

 Proposed public transportation infrastructure  
The Applicant is not required to provide any dedication or frontage 
improvements on Woodfield Road, as there is already 80 feet of right-of-
way dedicated and an existing eight-foot sidepath (8 ft) with a six-foot 
buffer (6 ft), which complies with the Bicycle Master Plan and Complete 
Streets Design Guidelines.   

 Proposed private transportation infrastructure  
The Applicant is proposing to provide vehicular and pedestrian access to 
the Site through a private street and alleys, accessed via Woodfield Road. 
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The Applicant opted to construct private streets and alleys because 
certain elements do not meet public road standards, such as a dedicated 
width and the sidewalk only on one side, due to space constraints from an 
abutting stormwater management pond area. Additionally, the private 
street and alleys will only serve the proposed development and are not 
needed for general circulation. The private street will be provided in a 
separate parcel 50 feet wide and have a total of 21 feet of pavement width 
(10.5 feet for each travel lane). One side of the private street will have 
parking and the other will have a six-foot-wide (6 ft) sidewalk with a six-
foot-wide (6 ft) buffer. The private alleys will have 20 feet of pavement 
width. The internal sidewalk will connect to the existing sidepath on 
Woodfield Road. All private streets and alleys will be constructed following 
County Standards and the design parameters for Neighborhood Streets 
and Alleys under the 2024 Complete Streets Design Guide. The private 
street is a non-through road and per Section 50-4.3.E.2.e this is 
acceptable since it provides access to only 19 dwelling units and there are 
environmental constraints preventing a through road from being feasible.  
iv. Local Area Transportation Review (LATR) 
The proposed 19 townhouse units are estimated to generate six (6) motor 
vehicle trips in the morning peak hour and eight (8) motor vehicle trips in 
the evening peak hour. The 2024-2028 Growth and Infrastructure Policy 
(GIP) requires a Transportation Impact Study (TIS) for any project that is 
estimated to generate a net increase of 30 or more motor vehicle trips in 
either the morning or evening peak hours. As that is not the case for this 
Application, the LATR review is satisfied with a transportation exemption 
statement. 
 

Schools 
 
School Impact Area Classification 
The Subject Property is located within the Damascus Policy Area, which is 
categorized as a Turnover Impact Area in the 2024-2028 Growth and 
Infrastructure Policy.  
 
Annual School Test Results 
This Application was reviewed by the Planning Board on June 25, 2026 and is 
therefore, subject to the results of the FY2026 Annual School Test, approved 
by the Planning Board on June 26, 2025, and effective since July 1, 2025.  
The Property is served by Damascus Elementary School, John T. Baker 
Middle School, and Damascus High School. The enrollment and capacity 
projections of these schools are reflected in the FY2026 Annual School Test, 
which evaluates for the 2029-2030 school year, and the default Utilization 
Premium Payment (UPP).  
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Enrollment Impact Estimate 
Tables below show the project’s enrollment impact estimate, calculated based 
on the School Impact Area classification and the proposed net residential 
units, using the FY2026-2027 Student Generation Rates.  

The enrollment impact of the proposed units during an average year 
throughout the life of this project is estimated at 3 elementary school 
students, 2 middle school students, and 3 high school students. This does not 
exceed the adequacy ceilings for the relevant schools. Therefore, a UPP is 
not required.   

FY2026 Annual School Test Projections (2029-2030 School Year) & UPP Tier Placements 

 Program 
Capacity Enrollment Utilization 

Rate 
Seat Surplus  

or Deficit 
UPP Tier 

Placement 
Damascus ES 334 297 88.9% +37 No UPP 
John T. Baker MS 750 861 114.8% -111 No UPP 
Damascus HS2 1,543 1,437 93.1% +106 No UPP 

FY2026 Annual School Test Adequacy Ceilings 

 Tier 1 
Adequacy Ceiling 

Tier 2 
Adequacy Ceiling 

Tier 3 
Adequacy Ceiling  

Damascus ES 111 129 154 
John T. Baker MS 9 39 152 
Damascus HS 266 415 647 

 

Student Enrollment Impact Estimate (reflects FY2026-2027 Student Generation Rates) 

Type of Unit 
Net 

Number 
of Units 

Turnover            
ES Student 
Generation 

Rate 

ES 
Student 
Estimate 

Turnover  
MS 

Student 
Generation 

Rate 

MS 
Student 
Estimate 

Turnover  
HS Student 
Generation 

Rate 

HS 
Student 
Estimate 

SF 
Attached 19 x 0.207 = 3.933 x 0.113 = 2.147 x 0.166 = 3.154 

TOTAL 
(rounded 
down) 

  3  2  3 

 
 

 
2 Projected enrollment is modified to estimate the impact of Crown HS (CIP P651909), reflecting the 
scope of the boundary study approved by the Board of Education on March 19, 2024. Due to the delay of 
the Damascus HS Major Capital Project (CIP P652102), some of the boundary changes can be 
implemented in phases. 
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Other Public Facilities and Services 
The Property will be served by public water and sewer and is classified in the W-
3 and S-3 categories.  Public water and sewer mains are within Woodfield Road. 
The Applicant will be using a pressure sewer to reach the main, which will be 
adequate to serve the proposed subdivision. 
Public sewer service is dependent on two developments: a pressure sewer 
system being utilized to reach the roadway mains and the completion of the 
sewer main extension on Woodfield Road as a Capital Improvement Project 
(CIP).  Sewer service to the Property is contingent on the completion of the CIP 
by WSSC.  WSSC recommended approval of the Project. 

Dry utilities, including electricity, gas, and telephone are also available to the 
Property. Other utilities, public facilities and services, such as 
telecommunications, police stations, firehouses and health services are currently 
operating within the standards set by the Growth and Infrastructure Policy 
currently in effect. 

4. The Application satisfies all the applicable requirements of the Forest
Conservation Law, Montgomery County Code Chapter 22A.

The Application satisfies all of the applicable requirements of the Forest 
Conservation Law, Montgomery County Code, Chapter 22A and is in compliance 
with the Montgomery County Planning Department’s Environmental Guidelines 
as further discussed in the findings for the accompanying Forest Conservation 
Plan F20250550, which are included in a separately approved resolution and are 
incorporated herein.  The Board discussed a preference for finding reforestation 
areas within the watershed if feasible.  

5. All stormwater management, water quality plan, and floodplain requirements of
Chapter 19 are satisfied.

MCDPS approved a Stormwater Management Concept on March 23, 2026. The 
plan proposes meeting required stormwater management goals via the use of 
micro-bioretention and therefore meets Chapter 19. 

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 4.3.M

This finding is not applicable to this Application, as the Applicant has no actual or 
constructive knowledge of any burial site on the Property. 
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7. Any other applicable provision specific to the property and necessary for approval
of the Administrative Subdivision is satisfied.

Noise Guidelines 

The 1983 Staff Guidelines for the Consideration of Transportation Noise (“Noise 
Guidelines”) contain strategies for mitigating the impact of transportation noise on 
new residential development.  The Noise Guidelines Map 2-1 indicates that the 
Subject Property lies within the 55 dBA Ldn guideline area. Table 2-1 on page 8 of 
the Noise Guidelines provides additional guidance for determining appropriate 
thresholds for exterior noise. This guidance suggests that areas where suburban 
densities predominate as is the case with Mahan Village are more appropriately 
reviewed at the 60 dBA Ldn noise guideline level. 

The Applicant has submitted a noise analysis, performed by Phoenix Noise and 
Vibrations, LLC, dated April 7, 2026. The Preliminary Plan is reviewed using the 
60 dBA Ldn guidance as the baseline because the Property is in a suburban 
zoned area and this is  a more realistic value for maximum exterior noise levels 
for this suburban area, given the location of this project near the denser center of 
Damascus. This allows for noise impacts up to 60 dBA Ldn in outdoor areas 
without requiring noise mitigation measures. 

The noise analysis shows that no residential units or open space areas will be 
impacted by Ground Level noise at or greater than 60 dBA Ldn (Figure 6). As a 
result, no noise mitigation measures are required for the open space areas on 
the Site. The Upper Level noise analysis shows that the residential units on Lots 
1, 8, 14 and 17 will be impacted by noise at or slightly above 60 dBA Ldn (Figure 
7). However, no residential units will be impacted by roadway noise at or above 
65 dBA Ldn. This means that the proposed standard building construction should 
be sufficient in reducing the exterior noise to the interior noise limit of 45 dBA Ldn 
since the typical standard building construction used by most residential builders 
is assumed to provide at least a 20 dBA reduction in exterior noise levels. 

BE IT FURTHER RESOLVED that this Resolution constitutes the written opinion 
of the Board in this matter, and the date of this Resolution is 

JULY 13, 2026

(which is the date that this Resolution is mailed to all parties of record); and  
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BE IT FURTHER RESOLVED that any party authorized by law to take an 
administrative appeal must initiate such an appeal consistent with the Maryland 
Rules for the judicial review of administrative agency decisions. 

* * * * * * * * * * *
CERTIFICATION

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 Hedrick, seconded by Commissioner 
Pedoeem, with a vote of 5-0;  Chair Harris, Vice Chair Linden, and Commissioners 
Bartley, Hedrick, and Pedoeem, voting in favor of the motion, at its regular meeting held 
on Thursday, July 9, 2026, in Wheaton, Maryland and via video conference. 

_____________________________ 
Artie L. Harris, Chair 
Montgomery County Planning Board 

Approved as to 
Legal Sufficiency:  _/s/ Emily Vaias__________ 

M-NCPPC Legal Department
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