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Good morning. 

I am Michael McAteer, president of the Glenmont Civic Association, Incorporated 

(GCAI).  Our association has represented Glenmont since 1993.

Glenmont was built in the early 1950’s for returning veterans and has been a thriving 

community since then. We have a close neighborhood with many families living in the same 

home for generations. For many people, when they get to Glenmont, they stay there. 

The first part of my remarks will address the 1993 Forest Conservation Plan for the 

“WMATA Triangle Property” in Glenmont. The second part will address the Metro garage 

planned for this site.

Request to Amend 1993 Forest Conservation Plan

WMATA is asking the Planning Board to amend the 1993 Forest Conservation Plan 

(FCP) currently protecting the 10.27 acres WMATA Triangle Property and for a variance. The 

amendment will allow WMATA to destroy over an acre of forest protected by the FCP. The 

variance will allow WMATA to remove seven specimen trees over 30 inches in diameter 

protected by the FCP and the Maryland Forest Conservation Act.  
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Exhibit 1 (Google WMATA Triangle)

The boundaries of the Triangle Property, as shown in the image, are generally Georgia 

Avenue and the rear yards of a number of private properties that front on Urbana Drive, Denley 

Road, and Flack Street. This entire property remained undeveloped when Glenmont was 

originally built.  

We believe the area behind the houses in the Triangle was not developed for good 

reasons. If you look at the image, you can see that Flack Street was not connected between 

Urbana and Denley. That space is often wet and has always been environmentally sensitive. 

Over the years, the Triangle Property has become a community resource and landmark – 

a natural refuge for wildlife. The wetlands, intermittent stream, and forest make up a naturally 

occurring place, when such places are practically non-existent in developed areas. Generations of 

young people have explored and enjoyed the wetlands and forest.

This Board adopted the 1997 Glenmont Sector Plan. This Sector Plan addresses the 

WMATA Triangle. On pages 34 and 35, the Plan says the open green space near the Metro 

entrance is to be used for townhouses, for community facilities, for a Kiss and Ride, and for a 

possible day care center. On page 35, the Plan says, “Another significant portion of the property 

(Triangle) consists of wetlands and tree save area. This environmentally sensitive land should 

remain undeveloped and be enhanced as a natural green area serving the community.” 

I was a member of the Glenmont Sector Plan Committee when those words were written 

and adopted.  I never dreamed anyone would want to build a Metro garage on the Triangle 

Property and take this wonderful place from the community. Yet that is what DOT and WMATA 

are asking this Board to bless here today.

Background of WMATA Stewardship

 Let’s take a look at WMATA’s stewardship of the Triangle Property. 

In 1993, WMATA prepared a Forest Conservation Plan for the Triangle property. It was 

approved by the Planning Board.
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Exhibit 2 -- 1993 Forest Conservation Plan

According to the 1993 FCP, the property consisted of 10.27 acres. Forest covered almost 

half: 4.63 acres. The Plan shows wetlands and an intermittent stream.  

Under the 1993 FCP, WMATA requested and was allowed to remove 2.48 acres of 

forest. This left 2.14 acres of forest. WMATA was required to replant .49 acre of trees on the 

site. WMATA was also required to impose a Type I Conservation Easement for the remaining 

and replanted forest, totaling 2.63 acres. No such easement has been placed on the WMATA 

Triangle. Nor did WMATA plant new trees on the Property.  

In 1997, WMATA built a west side entrance to the Glenmont Metro on the Property. This 

consisted of two escalators and a canopy, an elevator, bike storage, and wide concrete walk area. 

WMATA was required to submit an amendment to the 1993 FCP in connection with this 

development. It failed to do so. 

In 1998, the State Highway Administration built a large Kiss and Ride with a storm water  

management  pond on the Triangle. To make room for this, WMATA cut down a significant 

amount of forest. Neither the Park and Planning Commission nor the Maryland Department of 

Natural Resources has any record of a WMATA request to amend the 1993 FCP in connection 

with this activity. 

The Staff Report does not distinguish between the 1997 and 1998 events, but they 

constitute two separate times when the existing FCP protecting the Property was ignored by 

WMATA/SHA.  

Exhibit 3 -- Triangle After Construction of Metro Entrance and Kiss and Ride

 This image shows the Metro entrance, the Kiss and Ride, and the forest loss due to 

construction of these facilities. 

Exhibit 4 -- Proposed Amendment to 1993 FCP, Shows Garage, SWM Ponds, Loss of Forest

Impact of  Proposed WMATA Amendment to 1993 FCP
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 I want to address the impact of granting the amendment to the 1993 Forest Conservation 

Plan and the variance sought by WMATA. 

 If WMATA’s requests are approved by this Board, WMATA plans  to build a 1200 car 

garage on the Property. An acre of protected forest will be bulldozed, along with seven very 

large, old trees. WMATA wants you to ignore the intermittent stream shown on the 1993 FCP: it 

has disappeared in the amendment. If the garage is built, only one-third of the original forest 

shown on the 1993 FCP will remain. The forest will be reduced from the original 4.63 acres to 

1.54 acres -- as shown here with the garage and storm water management ponds. 

 The garage will be six parking levels high, 333 feet long, and 186 feet wide. With the 

towers, it will be about eighty feet high. The garage will be the only structure on the residential 

west side that is not a single family home. Many houses on residential streets will be within 

reach of its lights. 

 The garage and its two storm water management ponds will block people from accessing

the “natural green area” described in the Sector Plan. Currently, the wetlands and forest are 

accessible from Georgia Avenue and other streets. If the garage is built, people will not be able 

to access the wooded wetlands or even see the trees. Flanked by the high garage, the “natural 

green area” will be just a piece of land left over after construction.  

The garage will be detrimental to the health of the environmentally sensitive area because 

it will be built near wetlands on land that should be kept in vegetation. The Maryland 

Stormwater Management Act of 2007 protects urban and rural watersheds, including lower Rock 

Creek, which is ultimately fed by the wetlands on the site chosen for the garage. This law 

protects sites like the Triangle from damage caused by storm water runoff.  The way to ensure 

that the wetlands are protected is to preserve the forest; plant rain garden plants; and ensure that 

other parts of the site are kept in vegetation so that rainwater may feed the wetlands.

Exhibit 5 -- Nearness of Houses to Garage

 The west side garage will erode the quality of life of people who live near where it will 

be built. Currently, there is a swath of forest, a minimally adequate buffer of 50 to 150 feet, 
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between houses on Flack Street and Urbana Drive and the Kiss and Ride parking lot. But if the 

garage is built, the buffer will be only 50 to 60 feet from the garage to their property lines.   

Deny the Request for Variance

Given WMATA’s repeated failures to abide by the 1993 FCP, it is not advisable to grant 

them a variance. That would reward prior irresponsible behavior – a level of stewardship by 

WMATA making it implausible that an amended Forest Conservation Plan will be scrupulously 

followed.

Exhibit 6 -- Footprint of Where East Side Garage Could Be Built 

 Barely mentioned in the Staff Report and given no weight in the analysis of the need for 

an FCP amendment and a variance, WMATA owns land on the commercial east side of Georgia 

Avenue. This property includes the east side garage and east side Metro entrance. There is ample 

space for a new garage. This is shown in the WMATA drawing of an east side garage footprint 

where the garage has a planned capacity of 925 vehicles. A new east side garage would not 

disrupt the west side neighborhood or further violate the 1993 FCP.

 Given these undisputed facts, there is no justification for amending the 1993 FCP or 

granting a variance. It is WMATA’s own actions in insisting on west side garage construction 

that is causing the need for these approvals from the Board.  Further, WMATA has made no 

effort to demonstrate unwarranted hardship if it were now forced to protect the land that should 

have been protected these last 17 years. 

We urge you not to amend the FCP or grant the variance. If WMATA is allowed to have 

its way, that will harm the neighborhood which has already suffered much from WMATA’s 

repeated failure to honor forest protection obligations it had agreed to in developing the Triangle. 

Don’t let WMATA take the green from Glenmont.  

SECOND PART, MANDATORY REFERRAL 

Background of West Side Garage
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 The second part of my remarks is focused on non-environmental considerations that 

reinforce the conclusion that building a new garage on the residential west side of Georgia 

Avenue is the wrong solution to the perceived need for more Metro parking in Glenmont.  

 In June 2002, the Department of Public Works and Transportation (DPWT) invited a 

small group of people, including a representative of our civic association, to attend a meeting 

about proposals for a new Metro parking garage in Glenmont. The consensus of the meeting was 

that if a garage were needed, it should be located on the commercial east side of Georgia 

Avenue. The representative of DPWT said there would be more such meetings, but there were 

not.

 In 2004, my wife, Laura McAteer, on behalf of GCAI, spoke to Gary Ehrenrich at DPWT 

about the status of the garage. He told her, “No one wants the garage on the west side. The 

community has been heard.”  

 On April 26, 2006, four years after the first meeting, WMATA held a public hearing in 

Rockville on a new Metro garage in Glenmont. Our Association was given five days notice. 

WMATA announced they were considering building the garage either east or west of Georgia 

Avenue and asked those in attendance to express their preferences. Glenmont residents, who 

commented at the meeting and later in writing, favored by 32 to 2 placing the new garage on the 

east side. Four more votes favoring the west side were registered by county employees who did 

not live in Glenmont.  

The day after the hearing, April 27, 2006, DOT/WMATA came to this Board for its 

views on plans to build a 1200 car Metro garage on the WMATA Triangle Property. 

DOT/WMATA announced their decision sixteen hours after the public hearing, two weeks 

before the public comment period ended, and three months before WMATA issued its Staff 

Report on the Public Hearing.

The Planning Board considered the WMATA plan to build a garage on the west side. I was 

here for that discussion and vote. The Board voted 5 to 0 that any new garage should be placed 

not on the residential west side, but on the commercial east side. 
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The next day, April 28, 2006, Chairman Berlage wrote to Chairwoman Floreen of the 

Transportation and Environment Committee. He said, “The Planning Board finds that a free 

standing multi-level structure (garage) on the west side of Georgia Avenue…is incompatible 

with adjacent land uses and inconsistent with the County’s objective of promoting … Smart 

Growth … near Metrorail stations.”

Others were then opposed to a west side garage and still are. The Washington Regional 

Networks of Livable Communities is opposed.  It favors a transit village in Glenmont with 

emphasis on walking and biking to public transit. The Montgomery County Civic Federation and 

the Coalition for Smarter Growth are opposed. I have attached their statements to my remarks.  

Five Reasons

Here are five reasons why a Metro garage should not be built on the west side of 

Glenmont.  

1. Metro Garage Violates Glenmont Sector Plan 

Building a garage west of Georgia Avenue will violate the 1997 Glenmont Sector Plan.   

DOT/WMATA plan to build the garage on the green space and forest protected by the 

1993 FCP. Rather than build a garage, pages 34 and 35 of the Sector Plan say the area is to be 

used for the following: town houses; a community facility; a Kiss and Ride, which is built; a 

possible day care facility; and a natural green area consisting of wetlands and tree save area.

2. Garage Will Adversely Affect the Single Family Glenmont Community 

 The garage will dominate the west side residential neighborhood into which it is to be 

injected, seriously adversely affecting the single family residential quality of the Glenmont 

Community.

 As a member of the Glenmont Sector Plan Committee, I saw how the planning staff 

designed a possible future east side Metro garage so that it would not dominate its neighbors.  

They located the garage on the commercial east side of Georgia Avenue, one level deep, with its 

low façade facing Georgia Avenue. They placed the higher elevation in the rear nestled against a 



8

curving high hill. In the rear, several parking levels are below grade.  In spite of its size, the 

garage is unobtrusive from the west. 

The west side garage is the opposite in every respect. It will stand on Georgia Avenue in 

Glenmont like the proverbial sore thumb, on one of the highest elevations in the County, the size 

of a football field and 80 feet high in places.  

3. Current Glenmont Metro Garage Under-utilized 

The 1781 space east side garage is not used to capacity. A key confirmation of this 

assessment is that two Wheaton garages, the logical overflow sites for Glenmont parking, are 

grossly under-utilized.

Members of our Association learned about empty parking spaces by counting them in the 

Glenmont Metro garage and in the nearby Montgomery County public garage near Wheaton 

Metro, and the Wheaton Metro garage itself.  

Exhibit 7-- Glenmont Garage Photos 2008

 On a workday in June, 2008, we counted 270 empty parking spaces in the Glenmont 

Metro garage.

 Here are photos of multiple vacant spaces.  

Exhibit 8 – Wheaton Public Garage Near Metro 2008

 Wheaton public garage 2008, perhaps 20 percent utilized.

Exhibit 9 – Wheaton Metro Garage 2008

Wheaton Metro Garage 2008.  Perhaps 40 percent utilized.

Our 2008 survey was conducted in June between 7:30 a.m. and 9:30 a.m. on a regular 

workday.  Here are the results:  Wheaton Metro garage, 660 empty spaces; Wheaton Montgomery 

County garage  (Fern Street), 420 empty spaces; Glenmont Metro garage, 270 empty spaces. Total for 

the three garages was 1,350 empty parking spaces.  
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Exhibit 10 -- Glenmont Garage Table of  Vacant Parking Spaces April, 2009

  April 7, 

2009

April 8, 

2009

April 9, 

2009

April 14,

2009

April 16, 

2009

April 17, 

2009

Reserved Spaces      267      267     267     267     267    267 

Reserved Spaces Empty       62        85     116       20       22      98 

Handicapped Spaces        28        28       28       28       28        28 

Handicapped Spaces 

Empty 

        0          0         0         0         0        6 

Regular Spaces    1486    1486   1486   1486   1486  1486 

Regular Spaces Empty 

Due to Ongoing Garage 

Repairs

    159      159     159     170     173    182 

Regular Spaces Empty         0          0         1         0          3       13 

Total Empty Spaces     221      244     276     190      195     299 

This table shows empty spaces in Glenmont Metro garage between 9:00 a.m. and 10:00 a.m. 

over two periods of time -- from April 7 to 9, 2009, and on April 14, 16, and 17, 2009.

April 7, 221 empty spaces; April 8, 244 empty spaces: April 9, 276 empty spaces. The 

following week’s numbers are April 14, 190 empty spaces; April 16, 195 empty spaces; April 17, 

299 empty spaces.  

We counted empty parking spaces including those undergoing repair. Not counting them 

would indicate that more spaces were filled than actually were. If there were a critical need for 

more parking in Glenmont, parking spaces could have been freed with garage repairs done at 

night.  This garage repair job has been going on for two years that we know of.  In the meantime, 
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if critical need were going unmet at Glenmont, one would have expected greater Wheaton garage 

utilization than we have observed.

Exhibit 11 -- Glenmont Metro Garage 2010

 Empty spaces in Glenmont Metro garage this week. 

Exhibit 12 -- Wheaton Metro Garage 2010

 Empty parking spaces in Wheaton Metro garage this week. 

Exhibit 13 -- Wheaton Public Garage 2010

 Empty spaces in Wheaton Public Garage this week. 

Glenmont Garage Utilization

I have shown you multiple empty spaces from 2008, 2009, and 2010.  

These photographs and the on site parking space counts should be measured against what was 

said at the Metro hearing on April 26, 2006, on the need for a new garage in Glenmont.  Edgar 

Gonzalez (DPWT) said a new garage was needed because there was “insufficient space” in the east 

side garage. He said, “… the current (east side) garage often fills before 8:00 a.m.”  Should millions 

be spent on this kind of second hand anecdotal “evidence”? 

In November, 2009, Patrick Schmitt spoke for Metro at a meeting about the west side garage.  

Schmidt said that in 2008, the current Glenmont garage had a parking utilization rate of 106 percent. 

Two obvious questions: how can parking utilization exceed 100%?  Second, how can any number 

close to 100% be reconciled with an average of 240 empty spaces we counted in 2008 and 2009 in 

Glenmont?  This comes to an average utilization rate of about 86%.

We have been trying to uncover the answer to these questions for years. It appears that the root 

of the discrepancy is in WMATA’s treatment of “reserved” spaces. In Glenmont, 15 percent of 

parking, 267 spaces,  are reserved. All 267 are always rented. Just a few weeks ago, I got the 

following answer from the WMATA Office of General Counsel: 

“WMATA does not count the number of cars parked at a parking facility and does not count 

the number of empty parking spaces at a parking facility. As we previously stated, WMATA 
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calculates utilization based on parking revenue collected through actual paid parking 

transactions. Thus, we do not have any records that shows the number of cars parked each 

month and the number of empty parking spaces.”

Email, Keysia A. Thom to Michael McAteer (Feb. 19, 2010).

It is obvious that this methodology means that Metro counts a reserved space as being 

“utilized” once each day when a driver pays a monthly fee of $55 for the privilege of parking in a 

reserved space. The same driver separately pays an additional $4.75 a day to actually park in the 

garage. Thus, one reserved space produces two “paid parking transactions” in a single day -- once 

when the space is reserved for a month; and again when a driver pays to exit the garage after having 

parked in the reserved space for a day.  

 Metro’s system of determining garage utilization may make sense to Metro because it needs to 

account internally for two streams of income from Metro garages: one from people who have rented 

reserved spaces, and another from all drivers who pay a $4.75 daily parking fee.  But this overstates 

the actual percentage of cars that “utilize” the garage, and produces unreliable data for assessing the 

need for garage expansion. In particular as to Glenmont, since the 267 reserved spaces are always 

fully booked, any percentage number that WMATA puts out for public consumption necessarily 

overstates the usage of the garage by 267/1781 or 14%. 

 In 2009, Metro reported its double revenue stream utilization rate in the Glenmont garage to 

be 91 %, a remarkable drop of 15 percent from the 106 %  rate reported for 2008.  Mr. Schmitt said 

this drop was likely caused by the Metro accident in late June 2009. But since Metro fiscal year 2009 

began on July 1, 2008, the accident would have had a very minimal effect on fiscal year 2009 parking 

numbers. Nevertheless, our count for 2008 and 2009 shows a Glenmont utilization rate of about 86%.

Exhibit 14 -- West Side Metro Entrance

4. West Side Metro Entrance/Exit Not Designed for Large Crowds

The west side entrance to the Glenmont Metro is not designed for the heavy use that a 

west side parking garage would produce. This is because the west side entrance was not included 

in the original design of the station. Added at the last minute, the west side entrance was wedged 
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into a small alcove off the station’s main concourse. It has two escalators that are at a right angle 

from the walkway in the alcove. It is designed for much lighter use than would be expected if a 

west side garage is built. This would cause large congestion at the single up-down escalator pair, 

and this would block the station’s concourse.

During the evening rush hour, those entering the station by the west side entrance would 

be blocked by the large crowd attempting to access the one up escalator.  

 By contrast, the main entrance to the station is on the east side. It has three escalators in 

a wide entrance that opens onto a spacious concourse. The concourse has ample space for public 

phones, Metro map, and fare machines. Currently, 95 percent of all passengers who use the 

Glenmont station enter and leave from the east side.  

5. Parking at End of Line Stations 

In 2005, Park and Planning did a study of expected parking density at end-of-line Metro stations. 

The study showed that the capacity of the current Glenmont Metro garage is only slightly less than 

that of similar end-of-line stations.  However, DOT/WMATA unreasonably equate Glenmont Metro 

garage capacity to Shady Grove garage capacity. They say both are comparable end-of-line stations 

and should park comparable thousands of cars. 

That is not what the study found. Park and Planning looked at nine end-of-line Metro stations: 

two in Montgomery County; four in Prince Georges County; and three in Fairfax County. It found that 

six end of line stations serve the transportation corridors described in the 1961 National Capital 

Planning Commission document, which is entitled  “The Nation’s Capital – a Plan for the Year 2000.”

This is the old wedges and corridors plan. 

These stations are Shady Grove, Greenbelt, New Carrolton, Branch Avenue, Franconia-

Springfield, and Vienna/Fairfax-GMU. All are multi-modal and are designed to intercept long 

distance commuters from these six  primary radial highways:  I-270, I-95, US 50, MD 5, I-95 South, 

and I-66. These stations have the greatest park and ride catchment areas and provide the greatest park 

and ride capacity. The study describes them as primary end of line stations. Five of these stations have 

access to MARC or VRE commuter rail. At New Carrolton, besides MARC, Amtrak is accessible. 
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 Of the nine end-of-line stations, eight have direct access to regional freeway systems.  The sole 

exception is Glenmont. 

The three end-of-line stations not classified as primary are Largo Town Center, Huntington, and 

Glenmont. They are located along routes of secondary importance, MD 97, MD 214, and US 1 South.

They have limited catchment areas.  The study identifies them as secondary end-of-line stations.

The study says Glenmont may be compared to Huntington and Largo Town Center for purposes 

of parking. But even that overstates Glenmont’s end-of-line significance, because Huntington and 

Largo Town Center have direct access to the Capital Beltway. Glenmont does not.

Here are the current garage capacities for the three secondary end-of-line stations: Huntington, 

3100; Largo Town Center, 2200; Glenmont, about 1850 when you count surface parking spaces.  

 If WMATA were to build a 925 space garage adjacent to the current east side garage, which is 

the east side alternative WMATA has on the drawing boards, that would give Glenmont a total 

capacity over 2775 cars, almost 600 more than Largo Town Center.

I must also mention that all nine end-of-line stations have transitway extensions in progress.

Montgomery County is conducting a feasibility study for a Bus Rapid Transit (BRT) along Georgia 

Avenue, Randolph Road, Viers Mill Road, and Rockville Pike. BRT will provide an alternate 

transportation method to and from Glenmont and Wheaton Metro stations.  BRT will operate on 

median strips or reversible lanes and will have traffic signal priority.  If BRT is adopted, either no 

parking would be needed or the 980 east side spaces would prove more than sufficient for the 

foreseeable future. 

Summary

In summary, I will say that the Glenmont Sector Plan Committee never considered a Metro 

garage on the residential west side. DOT and WMATA know this because they were actively 

involved in developing the Sector Plan – at a time when over 4.6 acres of forest on the WMATA 

Triangle was thought to be protected.
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The Glenmont Sector Plan envisions fairly high density residential development on the open 

space near the west side Metro entrance, consistent with forest retention. People who live there will 

pay taxes and help relieve the County’s fiscal problems.  That is smart growth.  If the west side garage 

is built, that is lawlessness rewarded when the violator is a public agency.  

From our legwork and counting, we know the Glenmont Metro garage is under-utilized. We 

know that Wheaton garages are significantly under-utilized.

From every perspective, the proper decision by this Board is clear: the 1993 FCP should not 

be amended because WMATA has failed to show the necessity for it.  While we wonder if there is 

any need for a new Metro garage at this challenging fiscal moment, both for the County and for 

WMATA, we are not opposed to an east side garage. 

When Chairman Berlage held the hearing in 2006, he told a story about the west side garage 

and Bill Hussman, whom he succeeded as chairman of the Park and Planning Commission. Mr. 

Berlage said on the day he took over the job from Mr. Hussman, he asked him if there were any words 

of advice, any pitfalls he should watch out for, as he began his new job. Mr. Hussman thought the 

question over and said, “Don’t let them build a garage on the west side in Glenmont.” 

 The record shows -- Mr. Hussman, Mr. Berlage, the Planning Board staff and the Planning 

Board in 2006 – all have opposed a west side garage in Glenmont.  Nothing has changed to alter the 

wisdom of this conclusion. This composition of the Board should follow the lead of its predecessors. 

Thank you.
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