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MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.:       
Date: 12-17-15 

Woodfield Commons: Preliminary Plan No. 120150170 and Site Plan No. 820150090 

  

Jonathan Casey, Senior Planner, Area 3,   Jonathan.Casey@montgomeryplanning.org 301-495-2162 

Calvin Nelson, Jr., Planner Coordinator, Area 3 Calvin.Nelson@montgomeryplanning.org     301-495-4619 

Richard Weaver, Supervisor, Area 3  Richard.Weaver@montgomeryplanning.org 301-495-4544 

Kipling Reynolds, Chief, Area 3   Kipling.Reynolds@montgomeryplanning.org301-495-4575 
 

 
 The staff recommends approval of Preliminary Plan 120150170 and Site Plan 820150090 with conditions. 
 The project is funded through a Low Income Housing Tax Credit (LIHTC) program with participation of the 

Housing Opportunities Commission.  In addition to 11 (12.5%) Moderately Priced Dwelling Units, the project 
will provide 64 units meeting the LIHTC program requirements which are generally available at the 30-60% of 
the Area Median Income (AMI) level. 

 The Application meets the requirements of the CRT Zone under the standard method of development. 
 The Application includes a justifiable impact to a wetland buffer. 
 Staff has received a number of letters and public opposition to the applications.  
 Staff also met with members of the community on November 24, 2015 at Park and Planning and on 

November 30, 2015 held a community meeting at the  Damascus Middle School to discuss community 
concerns with the project and related Master Plan. 

 

 
 

 

Description 

Staff Report Date: 12/04/15 

*A. Preliminary Plan No. 120150170  

Request to create one lot for 84 multi-family residential 

dwelling units in three garden apartments; located on the 

west side of Woodfield Road (Rt.124), approximately 

1,075 feet north of the intersection of Rt.124 and Main 

Street in Damascus; 3.88 acres; zoned CRT-1.5, C-0.5,  

R-1.0, H-55T; 2006 Damascus Master Plan. 

 
*B. Site Plan No. 820150090  

Request to construct 84 multi-family residential dwelling 

units, including 12.5% MPDU’s in three garden 

apartments; located on the west side of Woodfield Road, 

approximately 1,075 feet north of the intersection of 

Rt.124 and Main Street in Damascus; 3.88 acres; zoned 

CRT-1.5, C-0.5, R-1.0, H-55T; 2006 Damascus Master Plan. 

 

Applicant:  Woodfield Commons Associates, LLC 
Submittal Date:  August 3, 2015 
Review Basis:  Chapter 50, Chapter 59 
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SECTION 1:  OVERVIEW 
 
The property is a 3.88 acre parcel in the CRT (Commercial Residential Town) 1.5 zone, located on the 
west side of Woodfield Road, approximately 1,075 feet north of the intersection of Woodfield Road and 
Main Street in Damascus and is identified as Parcel 453 on Tax Map 43 (Property or Subject Property).  
The Property is located directly north of the Damascus Shopping Center within the northernmost 
portion of the Damascus “Town Center” area of the 2006 Damascus Master Plan. 
 
The proposed development is for construction of three, four-story multi-family residential buildings for 
84 rental units.  The Applicant must provide 11 Moderately Priced Dwelling Units (MPDU) pursuant to 
Chapter 25A of the Montgomery County Code and is obligated to provide 64 units as affordable units 
under the auspices of the LIHTC program requirements.  There will be nine units that are considered 
market rate rental units.  
 

 
Figure 1: Aerial view showing proposed development 

 
The Preliminary Plan proposes to subdivide the 3.88-acre parcel to create one lot for the apartment 
buildings. The three buildings will be no taller than 55 feet in height, and two of the buildings will have 
structured parking on the ground level with three floors of residential above.  The buildings have been 
reviewed for compliance with setbacks and other development standards of the CRT zone. The lot meets 
the applicable standards of the Subdivision Regulations, Chapter 50 of the Montgomery County Code.   
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The Site Plan has been reviewed under the standard method of development using the CRT zone.  The 
Site Plan substantially conforms to the recommendations of the 2006 Damascus Master Plan, and meets 
the general requirements and necessary findings of the Zoning Ordinance.  
 
 

SECTION 2: RECOMMENDATIONS & CONDITIONS 
 
PRELIMINARY PLAN 120150170 
 
Recommendations and Conditions 
 
Recommendation:  Approval, subject to the following conditions: 

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 

Transportation (“MCDOT”) in its letter dated August 13, 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 MCDOT 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 letter dated October 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 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 its stormwater management concept 
letter dated October 26, 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 MCDPS – Water Resources Section provided that the amendments do 
not conflict with other conditions of the Preliminary Plan approval. 

 
6. The Certified Preliminary Plan must contain the following note:  
 

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 Site Plan 
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approval.  Please refer to the zoning data table for development standards such as 
setbacks, building restriction lines, building height, and lot coverage for each lot.  
Other limitations for site development may also be included in the conditions of the 
Planning Board’s approval. 

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 Section in its 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 
approval. 

 
10. The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for eighty-five 

(85) months from the date of mailing of the Planning Board Resolution. 
 
11. 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 building permit is issued and a School Facilities Payment is applicable.  
The timing and amount of the payment will be in accordance with Chapter 52 of the Montgomery 
County Code. 

 
12. No clearing, grading or recording of plats prior to Certified Site Plan approval.  
 
 
SITE PLAN 820150090 
 
Recommendations and Conditions 

 
Staff recommends approval of Site Plan 820150090 for a maximum of 118,000 square feet of residential 
for up to 84 residential units in three buildings located on approximately 3.88 acres zoned CRT-1.5,  
C-0.5, R-1.0, H-55T. All site development elements shown on the latest electronic version as of the date 
of this Staff Report submitted via ePlans to the M-NCPPC are required except as modified by the 
following conditions.1 

 
1. Preliminary Plan Conformance 

The development must comply with conditions of approval for Preliminary Plan No. 120150170 and 
any amendments. 

                                                           
1 For the purposes 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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2. Forest Conservation & Tree Save 

The development must comply with the conditions of the approved Final Forest Conservation Plan 
(FFCP).  The Applicant must satisfy all conditions prior to the recording of a plat(s) or to the issuance 
of sediment and erosions control permits by the Montgomery County Department of Permitting 
Services.  The Applicant must comply with the conditions of approval for the Final Forest 
Conservation Plan no. 120150180, subject to the following:  

 
a)  Revise Final Forest Conservation Plan prior to Certified Site Plan to reflect: 

(1) A supplemental planting plan within the wetland and wetland buffer area. 
(2) A detailed five year invasive management plan. 
(3) Boardwalk cross section and construction details. 
(4) Privacy fence cross section and construction details. 

b) The boardwalk and fence located within the wetland and wetland buffer area must be 
constructed on helical piers.  The railing for the boardwalk must be attached to the boardwalk 
structure. 

c) The limits of disturbance shown on the final Sediment Control Plan must be consistent with the 
limits of disturbance shown on the FFCP. 

d) The Applicant must comply with all tree protection and tree save measures shown on the 
approved FFCP.  Tree save measures not specified on the FFCP may be required by the M-NCPPC 
forest conservation inspector. 

e) Fee-in-lieu payment for the 1.58 acre reforestation planting requirement must be satisfied prior 
to any clearing and grading. 
 

3. Stormwater Management  
The Planning Board has accepted the recommendations of the MCPDS – Water Resources Section in 
its stormwater management concept letter dated October 26, 2015, and has incorporated those 
recommendations as a condition of the Preliminary Plan approval.  
 
Planning Board Modification 

4. The Planning Board accepts the request by the Applicant to modify the Build-to-Area (BTA) and 
maximum front setback for an apartment building type in the CRT zone per Section 59.4.5.3.C.3. 
 

Public Use Space, Facilities and Amenities 
 
5. Public Use Space, Facilities and Amenities 

a. The Applicant must provide a minimum of 18,600 square feet of public open space. 
b. Prior to the issuance of Use and Occupancy certificates for any residential units, all public open 

space areas on the Subject Property must be completed. 
 
6. Recreation Facilities 

a. Prior to Certified Site Plan approval, the Applicant must demonstrate conformance with the  
M-NCPPC Recreation Guidelines. 

b. The Applicant must provide at a minimum the following recreation facilities:   a fitness center, 
furnished community room, TV lounge, computer lab, an outdoor playground, and an extension 
of an existing pedestrian trail and boardwalk. 
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7. Maintenance of Public Amenities  
Maintenance of all on-site public use space is the responsibility of the Applicant and any successor(s) 
and assigns. This includes maintenance of paving, plantings, lighting, and benches. Maintenance 
may be taken over by a governmental agency by agreement with Applicant or any successor(s) and 
assigns and applicable agency.  For the purpose of this condition, the term “Applicant and any 
successor(s) and assigns” means the owner or any successor(s) in interest to the Public Use Space 
that is responsible for common area maintenance, such as a homeowners association. 

 
Transportation and Circulation 
 
8. Transportation  

a. The Applicant must show on the record plat, a common access easement over the sidewalk on 
the southeastern edge of the property, as shown on the Site Plan. 

b. Prior to the issuance of a Use and Occupancy Certificate, the Applicant must: 
i. Provide a bicycle room in each residential building in the location as specified in the    

Architectural sheets for the Site Plan. 
ii. Provide and install one bicycle parking racks (“inverted U” rack or similar) on the western 

side of Building C, adjacent and to the south of the Seating Area as shown in the Site Plan. 
c. Provide a four-foot wide crushed stone pedestrian trail and boardwalk located along the 

western boundary of the property as shown on the Site Plan. 
 
Housing 

 
9. Moderately Priced Dwelling Units (MPDUs) and Affordable Units 
 

a. The Planning Board accepts the recommendations of Department of Housing and Community 
Affairs (DHCA) in its letter dated September 17, 2015, and hereby incorporates them as 
conditions of the Site Plan approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which DHCA may amend provided that the 
amendments do not conflict with other conditions of the Site Plan approval. 

b. The proposed development must provide, on the Certifed Site Plan, a total of 12.5 percent 
MPDUs on-site in accordance with the requirements of Chapter 25A and the Damascus Master 
Plan.  Before issuance of any building permit for any residential unit(s), the MPDU agreement to 
build units in accordance with the Site Plan between the Applicant and the Department of 
Housing and Community Affairs (DHCA) must be executed.   

 
Site Plan 
 
10. Building Height 

The maximum height for the three multi-family buildings is 55 feet, as measured from the  building 
height measuring point in accordance with Section 59-4.1.7.C.2. 

 
11. Site Design 

a. The final exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the illustrative elevations shown on sheets “Building A & B Elevations”, 
and “Building C Elevation”, both dated May 27, 2015, as determined by M-NCPPC Staff. 
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b. Provide a 4-foot tall splitrail fence that generally extends from the trail at the boardwalk 
location, along the limits of disturbance line south of Building B, to the southern boundary of the 
Property.  The final location of the fence to be determined at the time of Certified Site Plan. 
 

12. Landscaping 
a. Prior to issuance of any residential Use and Occupancy Certificate for each respective building all 

on-site amenities, including, but not limited to sidewalks, streetlights, hardscape, benches, trash 
receptacles, and  recreation amenities (including the fitness center, furnished community room, 
TV lounge, computer lab, for Building C) outdoor playground, and an extension of an existing 
pedestrian trail and boardwalk must be installed. 

b. Final landscaping must be substantially similar to what is shown on landscape sheets LA-1, LA-2 
and LA-3, dated December 3, 2015. 

c. The Applicant must install landscaping no later than the next growing season after completion of 
site work. 

 
13. Lighting 

a. Prior to issuance of any building permit, the Applicant must provide certification to M-NCPPC 
Staff from a qualified professional that the exterior lighting in this Site Plan  conforms to the 
latest Illuminating Engineering Society of North America (IESNA) recommendations for a 
development of this type. All onsite exterior area lighting must be in accordance with the latest 
IESNA outdoor recommendations. 

b. Extend the illumination guide to the western boundary on the Landscape Plan (Sheet L1-1) and 
provide additional lighting at the western end of the central courtyard area between Buildings A 
and B. 

c. All on-site down- light fixtures must be full cut-off fixtures. 
d. Deflectors must be installed on all fixtures causing potential glare or excess illumination, 

specifically on the perimeter fixtures abutting the adjacent residential properties. 
e. Illumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at any 

property line abutting county roads and residential properties. 
f. The height of the light poles must not exceed the height illustrated on the Certified Site Plan. 

 
14. Site Plan Surety and Maintenance Agreement  

a. Prior to issuance of any building permit, the Applicant must enter into a Site Plan Surety and 
Maintenance Agreement with the Planning Board in a form approved by the M-NCPPC Office of 
General Council that outlines the responsibilities of the Applicant. The Agreement must include 
a performance bond(s) or other form of surety as required by Section 59.7.3.4.G.1. of the 
Montgomery County Zoning Ordinance, with the following provisions:  

b. A cost estimate of the materials and facilities, which, upon M-NCPPC Staff approval, will 
establish the surety amount.   

c. The cost estimate must include applicable Site Plan elements, including, but not limited to plant 
material, on-site lighting, recreational facilities, site furniture, mailbox pad sites, trash 
enclosures, retaining walls, fences, railings, private drives, paths and associated improvements. 

d. The bond or surety must be tied to the development program, and completion of all 
improvements covered by the surety, will be followed by inspection and potential reduction of 
the surety. 
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e. The bond or surety shall be clearly described within the Site Plan Surety & Maintenance 
Agreement including all relevant conditions and specific Certified Site Plan sheets depicting the 
limits of development. 

 
15. Development Program 

The Applicant must construct the proposed development in accordance with a development 
program that will be reviewed and approved prior to the approval of the Certified Site Plan.   

 
16. Certified Site Plan 

Prior to approval of the Certified Site Plan the following revisions must be made and/or information 
provided subject to Staff review and approval: 
a. Include the final forest conservation approval letter, stormwater management concept approval 

letter, development program, Preliminary Plan and Site Plan resolutions on the approval or 
cover sheet. 

b. Add a note to the site plan stating that “M-NCPPC staff must inspect all tree-save areas and 
protection devices prior to clearing and grading”. 

c. Modify data table to reflect development standards approved by the Planning Board. 
d. Ensure consistency off all details and layout between Site and Landscape plans. 
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SECTION 3: CONTEXT AND PROPOSAL 
 
SITE DESCRIPTION 
 
The Subject Property which is vacant and sits at a lower elevation than the properties abutting to the 
north and west.  The surrounding land uses consist of a shopping center which includes a regional 
grocery store and other commercial/retail uses (zoned CRT-1.5) directly to the south; a United States 
Postal Service (USPS) office to the east (zoned CRT-1.5) and two properties improved with retail, an 
automotive warehouse and research & development building (zoned CRT 1.5) to the west.  The northern 
boundary of the Subject Property abuts single-family residential properties (zoned R-200) that front on 
Beall Avenue.  All of the buildings on the aforementioned properties are oriented so the front of the 
buildings face away from the Subject Property. 

 

 

Figure 2 – Vicinity Map 
 
The Subject Property is flagshaped with a 50 foot wide pipestem extending to Woodfield Road.  The 
pipestem currently serves as the USPS driveway and includes a WSSC water main right-of-way.  The 
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Property is encumbered by the aforementioned water main right-of-way that runs east to west along its 
southern edge with a parallel waterline and sewer right-of-way traversing the Property in a zigzag 
pattern from the northeast corner to the southwest corner.  
 
There is a clear “users choice path” that runs along the west edge of the Property line. The path 
currently serves as an informal connect from the Damascus Shopping Center parking lot north, to a 
recorded 15 foot wide access easement between Lot 1 and 2 in the abutting residential neighborhood 
on Beall Avenue and located in the far north west corner of the Property 

The Subject Property is located within the Upper Patuxent watershed; this portion of the watershed is 
classified by the State of Maryland as Use Class III-P waters.  The Property is not located within a Special 
Protection Area. There are no streams, specimen trees, 100-year floodplains, or highly erodible soils 
located on or adjacent to the Property.  The Property contains approximately 0.90 acres of existing 
forest, 0.23 acres of wetlands, and 0.36 acres of wetland buffer. The entire northern edge of the 
Property slopes steeply from the rear of the existing homes on Beall Avenue down approximately 20 
feet to the Subject Property.  

 

 
 

Figure 3 – Aerial View  
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PROJECT DESCRIPTION 
 
Preliminary Plan application No.120150180 (Preliminary Plan) proposes to subdivide the 3.88 acre 
(169,036 sq. ft.) parcel to create one lot for three multi-family apartment buildings totaling 84 dwelling 
units. All three buildings will be no taller than 55 feet. Buildings A and B are similar in design and 
construction with one level of parking beneath 3 stories of apartment units with 29 dwelling units each.  
The first story parking level for Buildings A and B each contain 27 vehicle parking spaces, as well as 
bicycle parking and storage space for each building.  Building C will also be 4 stories and contain 26 
dwelling units, with a first floor community space to include a fitness center, a furnished community 
room, TV lounge, computer lab, and laundry facilities for the complex.  To the rear of Building C, there 
will be an outdoor playground and terrace area.  There will be 95 parking spaces on-site, 54 of which will 
be in garages below Buildings A and B with a centrally located surface parking lot to accommodate the 
remaining 41 vehicles.  In conformance with the CRT-1.5 Zone, this project will be a mixed-income 
development consisting of 84 units. Eleven units (12.5%) will be MPDU’s and 64 units will meet the 
requirements for the LIHTC program and be available to families that earn 30% to 60% of the AMI. The 
remaining 9 units will be unrestricted from affordability requirements.  Additionally, under the auspices 
of the LIHTC program, at least five percent (5%) of the units will be fully Uniform Federal Accessibility 
Standards (UFAS) compliant, and at least two percent (2%) of the units will be equipped with 
hearing/vision features for impaired persons. The Applicant will also reserve 15% of the dwelling units 
for persons with disabilities. 
 

 
       

Figure 4 – Proposed Preliminary Plan 
 
 
The Property has 50 feet of frontage on Woodfield Road, a public road, via pipestem.  The existing 
driveway to the USPS office will be extended and connect to the parking lot within the development. 
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The layout of the proposed development is somewhat dictated by the waterline and sewer easements 
that traverse the Property. Buildings A and B parallel one another running east to west which creates a 
defined open space between the buildings. Building C is oriented north to south and faces the parking 
lot that separates it from the other two buildings. The waterline and sewer easements will continue to 
run beneath the surface parking.  As a public amenity, the Applicant proposes to formalize the existing 
users choice path that runs partially within the western boundary of the Property by installing a gravel 
walkway and an elevated boardwalk with seating over the existing wetland.  Stormwater quantity and 
quality will be managed on via micro biofiltration and gravel wetlands. 
 
 
COMMUNITY OUTREACH 

 
This Application has met all signage, noticing, and submission requirements. Signs referencing the 
Application were posted along the Property’s frontage on Woodfield Road and southwest corner of the 
Property along the shopping center drive aisle. The Applicant held a Pre-Submission Meeting with the 
community on May 27, 2015 at the Damascus Community Center (25520 Oak Drive) at 6:00 p.m. in 
which 16 community members attended.  According to the minutes of the meetings, questions were 
received and the Applicant provided explanations to those in attendance.  
 
Staff has received a number of letters and emails (Attachment 1) from the community with concerns 
regarding the Master Plan, the potential loss of rural character and traffic concerns.  Staff provided a 
formal response to the concerns.  Staff has also met with Seth Gottesman and Alison Pruizner, two 
citizens who requested individual meetings. 
 
Given the amount of correspondence received, Staff and the Upcounty Regional Services Center 
cohosted a community meeting on November 30, 2015 at John T. Baker Middle School in Damascus to 
discuss the 2006 Damascus Master Plan and the two ongoing development applications in the Master 
Plan area; Woodfield Commons and another application on Lewis Drive.  Staff briefly presented on the 
Master Plan, and the active plans to the 100 plus attendees. Staff fielded questions regarding the 
regulatory process, how transportation impacts are assessed, and specific questions about the individual 
plans. 
 
To summarize, the citizens are concerned about the following topics: 
 

 Too much “clustering” of affordable units in one location within Damascus. 

 Concerns that low income units will contribute to crime and other social problems. 

 Lack of senior housing on the Property and within Damascus. 

 Rental units vs. ownership units. 

 Who benefits from low income housing, where do the tax breaks go? 

 Questioned the outreach that the Applicant has done. 

 Request to defer the Hearing. 

 Schools over capacity. 

 LATR transportation review is not adequate; roads in and out of Damascus are clogged. 
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In addition to the concerns listed above, some community members also spoke favorably about the 
Town Center concept envisioned by the Master Plan and expressed support for locating density in the 
Town Center.  

 
At the community meeting, Staff provided an overview of the Damascus Master Plan and explained that 
multi-family housing was specifically identified as one of the means to increase residential housing 
opportunities in the Town Center. The concept of multi-family housing was shown to have also been 
included in the 1985 Damascus Plan and the 1966 Damascus Plan. Staff attempted to the extent 
possible, to explain how a LIHTC project works, however, without the applicant available, Staff could not 
fully explain the intricacies of such financing.  
 
Staff also addressed questions and concerns regarding other regulatory concerns. The community is 
concerned about the clustering of affordable housing units in Damascus; however, the Applicant meets 
the density requirements of the CRT 1.5 zone.  Staff noted that the County Council and County 
Executive’s Office support affordable housing within the County.  Given the sensitivity of this issue, Staff 
was not able to satisfy all of the citizens’ concerns. The Applicant has met the noticing requirements for 
signage and did properly notice and conduct a pre-submission meeting at the Damascus Community 
Center as noted above.  Several community members requested  deferment of  the Public Hearing on 
the applications.  The application has been properly processed and noticed; therefore a postponement 
is not recommended.  Staff has been in open communication with the public. The application is available 
on the Department’s website, and the Applicant has met all obligations in securing necessary approvals 
from all agencies.    The FY 2016 Subdivision Staging Policy – School Test, indicates that the Damascus 
High School Cluster is operating at unacceptable levels for the middle school.  Therefore, the Applicant is 
required to pay a School Facility Payment.   The applications are ready to be considered by the Planning 
Board at a Public Hearing. 
  

SECTION 4: PRELIMINARY PLAN No.120150180 
   
ANALYSIS AND FINDINGS – Chapter 50 
 
Conformance to the Master Plan 
 
The Damascus Master Plan (Master Plan) was approved and adopted in 2006. The Master Plan 
envisioned three areas—Town Center, Transition Area and Rural Area—for Damascus and vicinity and it 
recommended appropriate densities and zones for those areas.  The Master Plan contemplated more 
intense development on public water and sewer service for the Town Center and parts of the Transition 
Area.  It envisioned residential uses at lesser densities on larger lots with septic systems in the Transition 
Areas.   
 
The Master Plan’s primary vision—a Town Center identifiable as the community’s heart—contemplated 
a moderate intensity of mixed uses in the Town Center, and encouraged a range of housing types.  The 
Housing Chapter of the Master Plan indicates (p 43) that moderate density development would occur in 
the Town Center and that such development would include, ”multi-family, single-family attached and 
live work units with the Town Center.  This development would “accommodate a significant portion of 
the need for moderately priced dwelling units (MPDUs) and contribute to the economic base for local 
retail and service businesses.”  
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Figure 5 – Damascus Master Plan Town Center Framework (p 14) 
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The Master Plan proposed a new mixed use zone for the Town Center of Damascus. The new zone, 
called MXTC, or Mixed-Use Town Center, “will establish town-scale development that emphasizes the 
scale, proportion, design, and architectural context of structures, rather than separation of uses.  The 
zoning allows a broad range of uses, but with density and review standards appropriate for this small 
town setting.” (p 95) The recently approved comprehensive revision to the Montgomery County Zoning 
Ordinance replaced the Mixed-Use Town Center Zone with the CRT (Commercial-Residential Town) 
Zone. The densities and building heights allowed in Damascus in the CRT Zone are the same as those 
allowed in MXTC.  The CRT Zone reflects the goals and objectives of the Master Plan just as its 
predecessor, the MXTC Zone, did.  
 
Before the 2006 Master Plan, the town center of Damascus was comprised of a complex mix of single-
purpose commercial zones, one family residential zones, town house zones and planned development 
zones.  The single purpose commercial zones allowed FARs of about 1.5, and the town house and 
planned development zones allowed a range of development between seven and 12.5 units per acre.  
The MXTC Zone generally allowed commercial floor area ratios of about 1.5, and allowed residential 
development maximums of eight or 20 units to the acre, depending on the type of development 
(standard or optional) a landowner chose. The CRT Zone now in place allows similar densities. The total 
allowable density is calculated based on the 8.82 acre gross tract area. The gross tract area is comprised 
of the 3.88 acre site, and two previous dedications for Woodfield Road Extended; 3.54 acres to 
Montgomery County and 1.40 acres to MDSHA.  The proposed development conforms to the density 
recommendations in the Master Plan in that it proposes development of 84 units or 118,000 SF, 
approximately 9.5 units per acre which falls well below the maximum density recommended by the 
Master Plan.   

The Implementation Chapter of the Master Plan describes a Town Center with an inner core and an 
outer area. In the inner core, the Master Plan envisioned mixed uses with a focus on commercial 
activities and, in the outer area, mixed uses with a focus on residential uses.  The Woodfield Commons 
Property is shown on the Plan’s Town Center Framework (p 14) in the outer core.  The Master Plan 
anticipated that new development in the outer core of the Town Center would have to maintain 
compatibility with existing residential neighborhoods in the Transition Area and explicitly required 
evaluation of compatibility when the Planning Board reviewed all-residential projects in the outer core. 
 
Providing broadly affordable housing at this location meets the Master Plan objectives for adding to the 
area’s inventory of affordable units.  It also contributes to the Master Plan’s vision for a clearly defined 
Town Center with residents who are able to live close to shopping, civic and recreational opportunities.  
With appropriate massing and screening, the Application is consistent with the goals and objectives of 
the 2006 Damascus Master Plan. 
 
The proposed subdivision substantially conforms to the recommendations adopted in the 2006 
Damascus Master Plan in that the development will provide housing, specifically affordable housing, in 
the Town Center at a density and scale that is compatible with the surrounding development.  
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Public Facilities 
 
Roads and Transportation Facilities 
 
The Subject 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) by Montgomery 
County. Once the extension of Woodfield Road was completed, the road was turned over to the 
Maryland State Highway Administration (MDSHA) for ownership and maintenance.  The Subject 
Property has proposed to share the same full movement commercial access to Woodfield Road as the 
Post Office. The Applicant will also extend the sidewalk on the south side of the Post Office entrance 
that connects to Woodfield Road onto the Subject Property for full pedestrian access.  On-site vehicle 
parking will be provided in garages under two of three proposed buildings and surface parking spaces.  
Long-term bicycle parking will be provided with bike rooms in each building as well as outdoor short-
term bicycle parking. 
 
Montgomery County Ride-on Route 90 provides bus service along Main Street, which is south of the 
Subject Property, connecting the downtown Damascus area to the Shady Grove Metrorail station. The 
route runs Monday through Friday all day with service every 30 minutes.  The closest bus stop is 0.3 
miles to the south on Main Street about 150 feet to the west of Woodfield Road. 
 
Adequate Public Facilities Review (APF) 
 
As conditioned, the Preliminary Plan for the proposed 84 unit, three residential apartment building 
complex, will satisfy the LATR and TPAR requirements of the Adequate Public Facilities (APF) review.  
 
Trip Generation 
The peak-hour trip generation estimated for the proposed development was based on trip generation 
rates included in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th edition.  A 
trip generation summary for the Property is presented in Table 1, which shows that the proposed 
development would generate a total of 37 new peak-hour trips during weekday morning peak period 
and 40 new peak-hour trips during weekday evening peak period. 
 
Table 1: Site Trip Generation 

In Out Total In Out Total

Low-rise Apts (M-NCPPC) 84 7 30 37 26 14 40

AM Peak Hour PM Peak Hour

Proposed Development Units

 
 
Local Area Transportation Review (LATR) 
A traffic study dated March 28, 2015, was submitted to determine the impact of the proposed 
residential development on the area transportation system. Four local 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 study is the driveway access at Woodfield Road. 
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The proposed development trips 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.  The result of CLV calculation 
is shown in the Table 2 below.  As shown in the table, 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 proposed use on the Subject Property. 
 
Table 2: Summary of Critical Lane Volume (CLV) Calculations 

AM PM AM PM AM PM

CLV Standard 1,400 804 841 818 856 832 868

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,400 867 770 871 787 871 787

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,400 1,001 924 1,005 927 1,005 928

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,400 519 1,019 533 1,031 543 1,054

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,400 391 686 393 688 430 702

Exceed CLV  no  no  no  no  no  no

Intersection

Critical Lane Volume 

(CLV) Standard

Existing Traffic Background Traffic Total Future Traffic

MD 27/Lewis Drive & Ridge 

Road/Locust Drive

MD 27 & Lewis Drive/High Corner 

Street

Woodfield Road & Ridge Road (Md 

27)

Woodfield Road (MD 124) & Main 

Street (MD 108)

Woodfield Road & Site Driveway  
 
Transportation Policy Area Review (TPAR) 
The Property is located in the Damascus Policy Area. No TPAR payment is required because the 
Damascus Area is adequate under the roadway test and transit test according to the 2012-2016 
Subdivision Staging Policy (SSP). 
 
Master Plan Transportation Facilities 
 
The 2006 Approved and Adopted Damascus Master Plan contains the following recommendations for 
adjacent roadway facilities: 

Woodfield Road (MD 124) plus the northern extension: An arterial (A-12) with two travel lanes 
(one lane in each direction) with a right-of-way of 800 feet. The extension of this road to the 
north from Main Street to MD 27has already been constructed by Montgomery County and is 
operational. 

 
The 2005 Countywide Bikeways Functional Master Plan contain the following recommendations for 
adjacent bikeway facilities: 

Woodfield Road: A dual bikeway (DB-30) consisting of a signed shared roadway and a shared-
use path on the east side of the road from Harvest Knolls Way to Ridge Road (MD 27). 

 
Based on the submitted Traffic Study and proposed layout, the proposed vehicle and pedestrian access 
for the Woodfield Commons subdivision will be safe and adequate with the proposed public and private 
improvements. 
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Other Public Facilities and Services 
 
The proposed development will connect to public (community) water and sewer service which is 
consistent with the existing W-1 and S-1 service category designations. 
 
The Preliminary Plan Application has been reviewed by the Montgomery County Department of Fire and 
Rescue Service who determined that the Property has adequate access for fire and rescue vehicles by 
transmittal dated September 1, 2015 (Attachment 2).   
 
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 (109.3 percent) level according to the current 
Subdivision Staging Policy. Therefore, the Applicant is subject to a School Facilities Payment to MCDPS at 
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 currently operating within the standards set by the Subdivision 
Staging Policy Resolution currently in effect. 
 
Environment 
 
The Application is subject to the Montgomery County Forest Conservation Law, Chapter 22A of the 
County code, and requires a Forest Conservation Plan.  The Preliminary Plan is in compliance with the 
Montgomery County Environmental Guidelines (as discussed below) and the Forest Conservation Law, 
as conditioned in the Staff Report. 
 
ENVIRONMENTAL GUIDELINES 

 

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) was approved for the Property on 
March 31, 2015. The NRI/FSD identifies the environmental constraints and forest resources on the 
Subject Property.   The Property contains approximately 0.90 acres of existing forest, 0.23 acres of 
wetlands, and 0.36 acres of wetland buffer.  The Property is within the Upper Patuxent watershed; a Use 
III-P watershed.  
 
The Applicant proposes approximately 1,600 sf (0.04 acres) of encroachment into the wetland and 6,635 
sf (0.15 acres) of encroachment into the wetland buffer to accommodate the proposed building layout, 
utilities, and a pedestrian connection.  The remainder of the wetland and wetland buffer, outside of the 
previously existing WSSC easement, will be protected by a Category I conservation easement.  The 
wetland appears to have developed due to man-made impacts that blocked a natural drainage feature.  
The adjacent Damascus Shopping Center does not accommodate surface runoff received from the 
Subject Property.  When the shopping center revamped its parking and pavement in 2010 – 2011, there 
appears to have been no consideration given to the shallow drainage path on the Property and over the 
course of recent years, Staff surmises that a combination of surface and groundwater conditions caused 
by impeded runoff have contributed to, or caused the wetland conditions to appear.  While the Army 
Corps of Engineers and the Maryland Department of the Environment have refused to take jurisdiction 
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over the wetland, the Environmental Guidelines direct Staff to consider appropriate protection 
measures for this resource.     

 

Figure 6- Wetland and Wetland Buffer  

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 wetland.  The use of helical 
piers will allow for minimal disturbance and blockage of flow of water through the wetland.   
The Applicant has provided a full justification statement (Attachment 3) on the wetlands impacts and 
how they have avoided, minimized, and mitigated for the proposed impacts.  Following is a brief 
synopsis of the justification: 
 
Avoidance:  
Site constraints including a steep (greater than 3:1), 20 foot high slope that runs the entire length of the 
northern Property line within the rectangular portion of the Subject Property.  Two contiguous 20 foot 
wide WSSC water and sewer easements run in a north south direction through the center of the Subject 
Property and then makes a ninety degree bend to the east, then run parallel to the northern Property 
line for approximately 250 feet. A second 20 foot diameter WSSC water main runs along the entire 
southern boundary of the Subject Property and through the wetland and wetland buffer.  The 
cumulative impacts of the natural and man-made constraints limit the possible locations for the 
buildings, parking areas, driveways, fire department and emergency vehicle access, utilities, storm water 
management facilities and storm drain elements of the proposed development.  These constraints make 
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total wetland avoidance very difficult and would likely prohibit achieving affordable housing on the 
Property. 
 
Minimization: 
The layout shown on the pre-application plan, prepared prior to the wetland determination, has been 
revised to move the buildings to the north and east to the greatest degree possible.  The revised plan 
reduces the wetland area impacts by 84% and the wetland buffer impacts by 74%. 
 
Mitigation: 
The Applicant proposes to offset or mitigate the environmental impacts through a combination of 
maintaining hydrology, invasive management, and enhancing the plant material within the wetland.  
The hydrology will be maintained by a modified design that no longer diverts the off-site stormwater, 
but rather directs some of flow to the wetland which will help maintain the hydrology.  The wetland 
area will be enhanced through on-site invasive species management and supplemental plantings of 
native vegetation. The proposed plantings will 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 wetland, but 
provide shade to prevent dry-out in summer and will discourage the recurrence of invasive species, 
thereby enhancing the function of the wetland.  Additionally, an Invasive Species Management Plan will 
be prepared and implemented by the Applicant after being approved by Planning Staff.  These proposed 
mitigation efforts will help minimize the effects of the wetland and wetland buffer encroachments. The 
wetland and its buffer that remain outside of the limits of disturbance will be protected by a Category I 
easement in perpetuity.  

 
FOREST CONSERVATION 
 
A Final Forest Conservation Plan has been submitted for review (Attachment 4). There are 
approximately 0.90 acres of existing forest on the Property. The forest is comprised of one stand and is 
an early successional, mixed-upland forest dominated by Tree of Heaven (Ailanthus altissima) and Black 
Cherry (Prunus serotina).  
 
The Applicant does not propose to physically clear all of the existing forest. However, 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 will be counted as cleared.  Based on the land use 
category and the forest conservation worksheet, the 0.90 acres of forest clearing results in a 1.58 acre 
reforestation planting requirement generated for the Application. The planting requirement will be met 
offsite via a fee-in-lieu payment. The Final Forest Conservation Plan meets all applicable requirements of 
Chapter 22A of the County Code. 
 
Staff recommends that the Planning Board approve the Final Forest Conservation Plan with the 
conditions cited in this Staff Report. 
 
Stormwater Management 
 
The MCDPS Water Resources Section approved the stormwater management concept on October 26, 
2015 (Attachment 5). The concept proposes to meet the stormwater management goals via micro bio 
retention facilities and gavel wetlands. 
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Compliance with the Subdivision Regulations and Zoning Ordinance 
 
This Application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations and meets all applicable sections.  The proposed 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 proposed development of three garden apartment 
buildings 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.  The lot as proposed will meet all the dimensional requirements for 
area, frontage, width, setbacks in the CRT zone.  A summary of this review is included in attached Table 
3.  The Application has been reviewed by other applicable county agencies, all of whom have 
recommended approval of the plan. 
 
Table 3:  Preliminary Plan Data Table (Apartment Building Type in CRT Zone) 

 

Plan Data Zoning Ordinance 
Development Standard 

Proposed for Approval 
by the Preliminary Plan 

Gross Tract Area n/a 8.82 acres/384,200 SF 

Previous Dedication  

 Montgomery County 

 SHA 

 

 
3.54 acres/154,2020 SF 

1.40 acres/60,984 SF 

Minimum Lot Area/Net Tract n/a 3.88 acres/ 169,013 SF 

Lot Frontage n/a 50 ft. 

Setbacks   

Front 0’ n/a 

Side n/a n/a 

Rear (abutting residential) 45 ft. min. Must meet minimum1 

Maximum Residential Density 1.5 FAR (384,200 SF) 118,000 SF/ 84 du’s  

Dwelling Unit Mix  
11 MPDU’s (13 %) 

64 MPDU Equivalent 
9 Market Rate 

Maximum Commercial Density 0.5 FAR None 
1  As determined at Site Plan. 

 
 
Zoning and Prior Approvals  
 
Prior to the 2006 Damascus Master Plan and Sectional Map Amendment, the Property was in the O-M 
Zone (Office Building, Moderate Intensity).  Consistent with the recommendation in the 2006 Damascus 
Master Plan, the District Council, adopted Sectional Map Amendment G-854 which rezoned the Property 
from the O-M Zone to the MXTC Zone (Mixed-Use Town Center).  In 2014, the District Council adopted 
District Map Amendment G-956 which changed the zoning of the Property from the MXTC Zone to the 
CRT-1.5 Zone (Commercial/Residential Town). 
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There are no previous approvals that encumber this site. In 2012, Towns of Damascus, LLC, a previous 
contract purchaser, filed Pre-Preliminary Plan No. 720130020 which proposed to develop the Property 
with 48 single-family attached dwelling units.  The Application was accepted for review, however the 
contract purchaser did not proceed with the proposed development. 
 
The Applicant filed Pre-Preliminary Plan 720150030 in 2014 which was reviewed by the Development 
Review Committee on November 24, 2014. The proposed development reflects the comments 
transmitted to the Applicant. 
 
CONCLUSION 
 
The proposed lots meet all requirements established in the Subdivision Regulations and the Zoning 
Ordinance and substantially conform to the recommendations of the Damascus Master Plan.  Access 
and public facilities will be adequate to serve the proposed lots, and the Preliminary Plan has been 
reviewed by other applicable county agencies, all of whom have recommended approval of the 
Preliminary Plan.  Therefore, approval of the application with the conditions specified above is 
recommended.   
 
 

SECTION 5: SITE PLAN No. 820150090 

 
Site Plan Proposal 
This Site Plan has been reviewed under the standard method of development using the Commercial 
Residential Town Zone.   
 
The development will provide 29, one-bedroom units with approximately 676 square-feet of living 
space; 45, two-bedroom units with approximately 882 square-feet of living space; and 10, three-
bedroom units with approximately 1,225 square-feet of living space. All three buildings will have 
covered or indoor bike storage areas and most of the units will have balconies. A community room, a 
laundry facility, and other community-orientated spaces are located in Building C. 
 
The 84 apartment units will be distributed within three (3), four-story elevator buildings, approximately 
55 feet in height. The buildings will be clad in cementitious siding and brick, and will be Energy Star and 
Enterprise Green Communities – certified. 
 

 Building A has first floor covered parking with three levels of residential above, comprising 29 
units. 

 Building B has first floor covered parking with three levels of residential above, comprising 29 
units. 

 Building C will have community space and residential on the first level, three additional 
residential levels comprising 26 units, with surface parking located to the front and at the 
southern end of the building. 
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Figure 7: Illustrative Site Plan  

 
Analysis and Findings 
 
Section 59.7.3.4 

 
1. When reviewing an application, the approval findings apply only to the site covered by the 

application. 

The approval findings discussed below, apply only to the site covered under this application. 

2. To approve a site plan, the Planning Board must find that the proposed development: 

  a. satisfies any previous approval that applies to the site; 

The Applicant is submitting this application concurrently with Preliminary Plan No.120150170.  
The Site Plan is in conformance with the Preliminary Plan No.120150170.  

b. satisfies under Section 7.7.1.B.5 the binding elements of any development plan or schematic 
development plan in effect on October 29, 2014; 

There are no previous approvals for a development plan or schematic development plan on the 
Subject Property. 

c. satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 2014 for a 
property where the zoning classification on October 29, 2014 was the result of a Local Map 
Amendment; 
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This section is not applicable. In 2014, the District Council adopted District Map Amendment G-
956 which changed the zoning of the Property from the MXTC Zone to the CRT-1.5 Zone. 

d. satisfies applicable use standards, development standards, and general requirements under 
this Chapter; 

The Applicant is requesting the following modifications to the Build-to-Area (BTA) and maximum 

front setback for an apartment building type in the CRT zone per Section 59.4.5.3.C.3. 

1) Reduce the amount of building façade required in the front street BTA (max. 30 feet) from 

70% to 0%. 

2) Reduce the maximum front setback from 30 feet to approximately 247 feet. 

  

The Applicant is requesting the above modifications because of the physical constraints of the 
Property because of its shape. The lot has minimal frontage on Woodfield Road that make it 
physically impracticable to locate any portion of a multi-family structure within the maximum 30 
foot Build- to- Area.  Without a modification to this Section, development of the Property for the 
proposed use is technically infeasible.  The modification would allow for the BTA to include 0% of 
a building façade and for the maximum setback (BTA) to be approximately 247 feet from the 
street line. 
 
i. Division 4.5 Commercial/Residential Zones 

 
 Development Standards 
The Property is 3.88 acres zoned CRT-1.5, C-0.5, R-1.0, H-55T. The following tables show the 
Application’s conformance to the development standards of the CRT Zone, except for Section 
59.4.5.3.C.3., Build-to-Area (BTA) as described above.  

 
The Site Plan meets the development standards of Section 59-4.5.3. Standard Method of Development, 
as shown in the Data Table below: 
 

Table 4: Site Plan 820150090 Data Table 

Development Standard  Permitted/Required Proposed for Approval 

Total Density (max) 59-4.5.3.B The greater of 1.0 FAR or 
10,000 SF of gross floor 
area (384,200 SF) 

118,000 SF 

Public Open Space (59-4.5.3.C.1) 
10% Minimum Standard Method 

16,901 SF 18,600 SF 

CRT Density – Floor Area Ratio (FAR) 1.5 0.31 

Placement (feet) 59-4.5.3.C.3 

Front  0 267 ft. 

Rear setback @ R-200 (1.5x30 ft.)* 45 ft. min. 80 ft. min. 

Side setback @ R-200 (1.5x12 ft.)*  18 ft. min. 44 ft. and 55 ft. min. 

Parking Setback (feet) 
Surface Parking Lots (min)  

Front setback Behind front building line Behind front building line 
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Rear Landscaping required 
under Section 6.2.9 

Min. 33 ft. wide wooded area 
& street trees provided 

Side setback Landscaping required  
under Section 6..2.9 

Street trees and fence 
provided 

Building Height (feet)  55  55 

Parking Facility Internal Landscaping (%) 5% 18.5% 

Parking Spaces Required (59-6.2.4.B) 
-For each dwelling unit with one separate bedroom, 1 ¼ space 
-For each dwelling unit with two separate bedrooms, 1 ¼ space 
-For each dwelling unit with three or more separate bedrooms, 2 spaces 
-For MPDU and MPDU equivalent units – parking rate is 50% of market rate unit 

 
*59-4.1.8.A.2. Setback Compatibility. Setback required along a side or rear lot line is equal to 1.5 times 
the minimum required for a detached house on abutting property in R-200 Zone. 
 
 

Building A with garage   

#Units #Bedrooms # Spaces Required 

10 1 BR MPDU (or equivalent) 7 

15 2 BR MPDU (or equivalent) 12 

2 3 BR MPDU (or equivalent) 2 

1 1 BR Market 2 

0 2 BR Market 0 

1 3 BR Market 2 

29 total  24 Spaces Required 

  27 Spaces Provided – includes 2 
accessible & 2 compact spaces** 

   

Building B with garage   

#Units #Bedrooms # Spaces Required 

9 1 BR MPDU (or equivalent) 6  

14 2 BR MPDU (or equivalent) 11 Spaces 

3 3 BR MPDU (or equivalent) 3 Spaces 

2 1 BR Market 3 Spaces 

1 2 BR Market 2 Spaces 

0 3 BR Market 0 Spaces 

29  25 Spaces Required 

  27 Spaces Provided – includes 
2 accessible & 2 compact 
spaces** 

   

Building C w/Surface Parking   

#Units #Bedrooms #Spaces Required 

6 1 BR MPDU (or equivalent) 4 Spaces 
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12 2 BR MPDU (or equivalent) 9 Spaces 

4 3 BR MPDU (or equivalent) 4 Spaces 

1 1 BR Market 2 Spaces 

3 2 BR Market 5 Spaces 

0 3 BR Market 0 Spaces 

  24 Spaces Required 

  30 Spaces Provided – includes 
2 accessible spaces** 

   

Total Units Total Spaces Required Total Spaces Provided 

84 73 Spaces 95 Spaces 

** Each garage in each building and surface lot will provide 1 van & 1 standard accessible space 
 

Parking Provided     

For 84 units Total Parking Standard Spaces Accessible Spaces 
(2%) 

Accessible Van 
Spaces (1 per 4) 

Required   4 Spaces 1 Space 

Total Parking 95 Spaces 89 Spaces 6 Spaces (3 Spaces)* 

Surface Parking 41 Spaces 39 Spaces 2 Spaces 1 Space 

Structured Parking 54 Spaces 50 Spaces 4 Spaces 2 Spaces 
*() included within Accessible Spaces 

Loading Space Requirement (59-6.2.8.B) Required Provided 

 1 Space 1 Space 

Bicycle Parking Requirement (59-6.2.4.C) 40 (long term spaces) 
  2 (short term spaces) 

42 total bike spaces provided 

   

Signage (59-6.7.9) freestanding sign (2 SF 
for each linear foot of frontage) 

  

Frontage Allowed/Required Provided 

50.23 linear feet 100 SF 100 SF 

 
 
Section 4.5.3.C.5 Form 
The Site Plan conforms to the intent of the form standards for transparency and blank walls.  Since the 
ground level garages for Buildings A and B have very large openings which are covered with see-thru 
architectural screening, blank walls are not an issue.  There are also no large expanses of blank walls on 
the ground level for Building C. The ground floor of this building have glass entrance doors for both the 
east and west elevations of the building, and numerous windows for the community spaces and 
apartments. As conditioned, the final exterior architectural character, proportion, materials, and 
articulation must be substantially similar to the illustrative elevations shown on sheets “Building A & B 
Elevations”, and “Building C Elevation”, both dated May 27, 2015, as determined by M-NCPPC Staff. 
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ii.  Division 6.1 – Site Access 
 
The Subject Property is has adequate, safe, vehicular and pedestrian access.  The Subject Property 
shares vehicular access from Woodfield Road with the Damascus Post Office via a private driveway. 
Pedestrian access is also from Woodfield Road via a sidewalk on the south side of the driveway that 
leads to the residential buildings. Another pedestrian only access will also be provided on the site’s 
western boundary via an existing gravel pathway that will be extended into the Property. 
 
 

 
 

Figure 8: Entrance to the Property from Woodfield Road 
  
 
iii. Division 6.2 – Parking, Queuing, and Loading 
  
Parking is appropriately located and designed on the site.  Structured Parking is provided on the ground 
floor levels of Buildings A and B.  Surface parking is provided in front of, and on the southern end of 
Building C.  Of the 95 total parking spaces on the Property, there are 54 structured parking spaces and 
41 surface parking spaces. The Site Plan also provides 42 bike spaces and one loading space. 
   
iv. Division 6.3 Open Space and Recreation 
  
Public Open Space 
Development with an apartment in the CRT zone is required to provide 10 % public open space. Public 
open space is intended to be devoted to public use or enjoyment that attracts public appreciation due 
to its location and amenities.  Under the standard method of development, public open space must: 

a. Abut a public sidewalk or other public pedestrian route; 
b. Be a minimum of 15 feet wide; 
c. Include seating and shade; and 
d. Be in a contiguous space.  
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The Public Open Space provided as part of the Site Plan meets the requirement noted above. The 
Public Open Space comprises a 18,600 square-foot area located between the western property 
boundary to the western sides of Buildings A and B, and also contains a 15-foot wide area that 
includes a gravel trail and boardwalk along the site’s western boundary. A path from the central 
courtyard leads to the trail which will have benches integrated into the boardwalk that overlooks a 
natural wetland area which will be planted with a mix of shade and flowering trees, shrubs and 
other vegetation. The path and trail provides another pedestrian link to the shopping center. The 
Public Open Space also includes a gravel wetland area and a large stand of trees that will be retained 
along the northwest corner of the Property.    
 

 
 

Figure 9: Public Open Space  
 
 
Recreation Facilities  
The Planning Board must adopt guidelines that detail the standards and requirements for recreation 
facilities. The guidelines must: 

a. be consistent with the purposes of this Chapter; 
b. be in addition to any standards, requirements, or rules in this Chapter; and 
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c. establish the minimum standards for development of a property with more than 19 residential 
units. 
 
The development meets the required recreational demands for the CRT zone. The development will 
provide the following on-site recreational facilities; a fitness center, furnished community room, TV 
lounge, computer lab, an outdoor playground and an extension of an existing gravel pedestrian trail 
and boardwalk along the western boundary of the Property. 

 
v. General Landscaping and Outdoor Lighting 
 
Landscaping  
Landscaping, lighting and other site features will be provided to enhance the development and to 
ensure safety for residents and visitors. The central, rectangular courtyard area between Buildings A and 
B features flowering trees and other attractive landscaping and seating areas.  Flowering trees, shrubs 
and site furnishings will also be provided at the terrace and seating areas surrounding Building C.  
 
Outdoor Lighting 
In public open space and amenity open space, illumination at the property line must be: 

a. 0.1 footcandles or less if the subject property abuts a property that is in an Agricultural, Rural 
Residential, or Residential zone that is vacant or improved with an agricultural or residential use;  

b. 0.5 footcandles or less if the subject property abuts any other property, excluding street lights 
within the right-of-way. 
 

Lighting for the Property is 0.3 footcandles or less along all Property boundaries. Lighting is 0.0 
footcandles along the northern property boundary adjacent to the R-200 Zoned residential 
community. In addition to building lighting and accent lighting, pole-mounted street lights are 
provided with the parking and drive aisles. Staff recommends that additional lighting be provided 
on the western end of the courtyard area between Buildings A and B. 

 
 
e. satisfies the applicable requirements of: 

i. Chapter 19, Erosion, Sediment Control, and Stormwater Management; and 

The Site Plan is in conformance with Chapter 19, Erosion, Sediment Control and Stormwater 
Management.  The Department of Permitting Services, in a letter dated October 26, 2015, 
accepts the stormwater management concept for the subject site.  The stormwater 
management concept proposes to meet required stormwater management goals via the use 
of micro biofiltration and a gravel wetland. 

ii. Chapter 22A, Forest Conservation.  

The application is in compliance with the Environmental Guidelines and Forest Conservation 
Law.  Staff recommends the Planning Board approve the final conservation plans as part of 
the site plan with the conditions cited in this staff report. 

f. provides safe, well-integrated parking, circulation patterns, building massing and, where required, 
open spaces and site amenities; 
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The Site Plan provides adequate, safe, and efficient parking and circulation patterns. Access is from 
Woodfield Road to a private driveway that extends westward past the Damascus Post Office entrance 
to the development. The driveway leads to an oval loop with parking that is centered between the 
three apartment buildings. Buildings A and B have a ground level garage with residential units above, 
and Building C has surface parking.  Adequate sidewalks are provided for internal circulation, and 
pedestrians will be able to use a sidewalk that links to Woodfield Road and to the adjacent shopping 
center. Along the western property boundary, a four-foot wide crushed gravel trail and boardwalk will 
extend from an existing trail to the parking lot of the adjacent shopping center.  

 

g. substantially conforms with the recommendations of the applicable master plan and any guidelines 
approved by the Planning Board that implement the applicable plan; 

As discussed in the Preliminary Plan section of the report, the Site Plan substantially conforms with the 
recommendations of the 2006 Damascus Master Plan. The Plan recommends that proposed 
developments in the Town Center be evaluated for compatibility with the adjacent residential 
neighborhoods (p.97). Sections included in the Applicant’s submittal suggest that primarily just the 
upper 4th level and rooftops of Buildings A will be visible, with the upper 4th level and rooftop of 
Building C the most visible (See figures 10 and 11 below). 

 

 

Figure 10: “residential backyard view” is from eye level, looking southwest from behind a house on 
Beall Avenue. 
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Figure 11: “Bird’s eye view” is looking from the northwest corner of the site, showing existing and new 
trees and plantings, the walking path and boardwalk, and the siting of buildings around a central 

courtyard. 
 
Figures 10 and 11 show the existing fencing and trees (on both sides of the property line), and 
illustrates that the slope of the site and vegetation create a natural visual buffer.  Some residents will 
see the length of the upper 4th level and roof of building A and others will see the width of the upper 
4th level and roof of Building C.  The length of building A is about 170 feet, the approximate width of 
two Beall Avenue lots.  The width of building C is 55 feet, about the width of a single Beall Avenue lot. 
Existing forest on the slope between Beall Avenue and Woodfield Commons may obscure some, but 
not all of the buildings.  To the extent that a portion of the buildings’ 4th level rooflines may be visible 
from several Beall Avenue properties, their visual impact will be less than it would if the buildings 
were more broadly visible from the street.   

h. will be served by adequate public services and facilities including schools, police and fire protection, 
water, sanitary sewer, public roads, storm drainage, and other public facilities. If an approved 
adequate public facilities test is currently valid and the impact of the development is equal to or 
less than what was approved, a new adequate public facilities test is not required. If an adequate 
public facilities test is required the Planning Board must find that the proposed development will be 
served by adequate public services and facilities, including schools, police and fire protection, 
water, sanitary sewer, public roads, and storm drainage; 

As discussed in the Preliminary Plan section of this report, the Site Plan will be served by adequate 
public facilities including schools, police and fire protection, water, sanitary sewer, public roads, 
storm drainage, and other public facilities.  

i. on a property in a Rural Residential or Residential zone, is compatible with the character of the 
residential neighborhood; and 

      The Property is not located in a Rural Residential or Residential Zone. 



33 

 

j. on a property in all other zones, is compatible with existing and approved or pending adjacent 
development. 

The Site Plan is compatible with other existing and approved or pending adjacent development. Staff 
finds that the development is compatible with the R-200 zoned adjacent single-family neighborhood 
on Beall Avenue to the north.  The rear of the homes on Beall Avenue are located approximately 170 
feet from Building A, the closest building to the north Property line. Building A is the closest of the 
three buildings to the abutting lots; located 50 feet from the northern Property line. The buildings 
will be screened from the homes on Beall Avenue by an approximately 30 foot wide buffer strip of 
mature woodland containing a tall, mixed variety of trees will remain. This 0.55-acre buffer along 
steeply sloping topography will provide an effective natural screen between the single-family 
development and the Subject Property (see Figures 12, and 13 below). While the three, 4-story 
buildings are 55 feet in height, the buildings appear to be much lower from the adjacent property to 
the north because the topography is approximately 20 feet lower than the grade at rear property line 
of the adjacent single family property.   

 
 
 

 
Figure 12: Section thru Buildings A and B showing a drop in elevation, and a buffer of trees between the 
Subject Property and the adjacent residential properties on Beall Avenue 
 

 
 
Figure 13: Section thru Building C, also showing a drop in elevation, and a buffer of trees between the 
Subject Property and the adjacent residential properties on Beall Avenue 
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As discussed in paragraph g.  and as graphically shown figures 12 and 13, above, primarily just the 
upper 4th level and rooftops of two of the three buildings will be visible, with the 4th level and roof of 
Building C, to the east of the property, the most visible. 

  
The Site Plan is also compatible with the adjacent, existing shopping center to the south.  Building B is 
located at least 50 feet from the southern Property boundary, and a 6-foot high privacy fence will 
extend along the length of this boundary. Buildings A and B are located at least 80 feet from the rear 
of the residential properties on CRT-zoned land to the west.  Some existing woodlands and some 
large trees will be provided within the western public open space area. Building C is located 
approximately 45 feet from the eastern Property boundary where landscaping and a 6-foot high 
privacy fence will screen the post office property. 

3. To approve a site plan for a Restaurant with a Drive-Thru, the Planning Board must also find that a 
need exists for the proposed use due to an insufficient number of similar uses presently serving 
existing population concentrations in the County, and the uses at the location proposed will not 
result in a multiplicity or saturation of similar uses in the same general neighborhood. 

Not Applicable to this development. 

4. For a property zoned C-1 or C-2 on October 29, 2014 that has not been rezoned by Sectional Map 
Amendment or Local Map Amendment after October 30, 2014, if the proposed development 
includes less gross floor area for Retail/Service Establishment uses than the existing development, 
the Planning Board must consider if the decrease in gross floor area will have an adverse impact on 
the surrounding area. 

Not applicable to this development. 

 
CONCLUSION 
 
The Preliminary and Site Plan Applications meet the requirements established by the CRT-1.5, C-0.5, R-
1.0, H-55, and substantially conforms to the recommendations of the 2006 Damascus Master Plan. Staff 
recommends approval of the Preliminary and Site Plan, subject to the conditions contained in Section 2, 
of this report. 

 
ATTACHMENTS 
1. Community Correspondence 
2. Fire and Rescue letter dated September 1, 2015 
3. Statement of Justification for Impact to Wetland  
4. Forest Conservation Plan  
5. Stormwater Management Concept letter dated October 26, 2015 
6. Preliminary Plan 120150170 
7. Site Plan 820150090 
8. Statement of Justification from the Applicant 
9. Montgomery County Department of Transportation letter dated August 13, 2015 
10. Montgomery County Department of Permitting Services letter dated October 26, 2015 
11. Montgomery County Department of Housing and Community Affairs letter dated September 17, 2015 
12. Maryland State Highway Administration letter dated October 1, 2015 
13. Regulatory Plan Extension Request dated October 13, 2015 

























































































 

FIRE MARSHAL COMMENTS

DATE: 01-Sep-15

RE: Woodfield Commons
820150170 820150900

TO: Joanne Cheok - jcheok@dewberry.com

FROM: Marie LaBaw

PLAN APPROVED

1. Review based only upon information contained on the plan submitted                   .Review and approval does not cover 
    unsatisfactory installation resulting from errors, omissions, or failure to clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of violation to a party 
    responsible for the property.

01-Sep-15

Dewberry
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 WETLAND IMPACTSTATEMENT OF JUSIFICATION 
WOODFIELD COMMONS 

PRELIMINARY PLAN 120150170 and SITE PLAN NO. 820150090 
 
 

I. INTRODUCTION 

Woodfield Commons Associates, LLC (“Applicant”) is a joint venture between 

Conifer Realty, LLC, (“Conifer”) a highly qualified real estate developer with 40+ 

years of experience in developing, owning and operating mixed income housing and 

the Housing Opportunities Commission of Montgomery County (HOC) the local 

public housing agency whose mission is to increase the production of quality housing 

opportunities for Montgomery County families of lower economic means.  (See, 

Redacted Joint Venture Agreement between Conifer and HOC, as Exhibit A).   

Woodfield Commons (the “Project”) is a multi-family mixed income development 

consisting of 84 units of which 90% of the units will be restricted to families that earn 

60% and below the area median income (AMI).  The remaining 10% of the units will 

be unrestricted.   Additionally, the Applicant has reserved 15% of the Project’s 

dwelling units for Persons with Disabilities (“PWD”).  The Project is located 

northwest of the intersection of Woodfield Road and High Corner Street in Damascus, 

Maryland (the “Property” or the “Project site”). 

The Project will offer modern amenities to include spacious floorplans, 

balconies, ample onsite parking, ample storage space, access to high speed internet, 

indoor and outdoor recreational facilities, a walking trail, a laundry facility and an 

onsite professional management and maintenance staff.   More importantly, the 

Project will promote energy efficiency and sustainability in accordance with Energy 
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Star and the National Green Building Standards.  All of the dwelling units and the 

laundry facility will be equipped with Energy Star appliances, Energy Star qualified 

programmable thermostats, energy efficient light fixtures, Energy Star windows and 

water conservation faucets and toilets.  Additionally, the Applicant is committed to 

providing continuing resident education seminars on ways to conserve energy after 

the buildings are placed in service. 

 Lastly, the Project is consistent with the 2006 Approved and Adopted 

Damascus Master Plan for this site.  The proposed Project is an in-fill, Smart Growth 

development that transforms a vacant piece of land into a valuable community asset 

and is the highest, and best use of the site.  Moreover, the Project has received funding 

from the Maryland Department of Housing and Community Development, 

Montgomery County Government and HOC, demonstrating both state and local 

support. 

II. WETLAND DISCOVERY 

As part of the entitlement process for the Project, the Applicant had the  

Natural Resources Inventory/Forest Stand Delineation plan (NRI/FSD) (Plan # 

420130340) (approved on September 09, 2012 by Maryland National Capital Park 

and Planning Commission) re-certified.   The Applicant hired Design With Nature, 

LLC the company that completed the 2012 NRI/FSD plan to re-certify the onsite 

conditions of the Property.   

Two and one-half years after the original NRI/FSD approval, the re-certified 

NRI/FSD (still, Plan #420130340), identified and delineated a previously 
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undocumented isolated, non-tidal wetland and buffer located in the southwest area 

of the Property, using the hydrophytic vegetation dominance test. The area of the 

newly discovered wetland is approximately 9,765 square feet in size. The area of the 

entire environmental feature which includes the 25 foot wetland buffer is 

approximately 25,533 square feet in size.  

A combination of the natural surface water drainage pattern and the 

construction of the commercial shopping center to the south of the Property have 

created the conditions in the southwest area of the site for opportunistic wetland 

plants to become established.  Off-site runoff flows onto the site from the developed 

properties north and west of the Project site, following the existing contours toward 

the southern property line. Once the drainage reaches the southern portion of the 

site, flow of the stormwater is impeded by the shopping center’s parking lot and a 

raised Washington Suburban Sanitary Commission (“WSSC”) concrete generator 

pad.  Both, the shopping center’s parking lot and WSSC generator pad are 

constructed at a higher elevation than the subject Property.  Exacerbating the 

conditions which impede the flow of runoff is the fact that extensive grading in this 

same southwest area of the property, associated with the construction of the shopping 

center, has compacted the soil. The lack of infiltration due to soil compaction and the 

lack of a path of overland relief for the off-site drainage over time have created the 

conditions for the isolated wetland to develop.  
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III. EXISTING WETLAND 

The existing wetland is limited in its functions and values and does not provide 

the water quality or wildlife habitat benefits that other higher quality wetlands 

provide.   This wetland is  

 isolated; and  

 is not part of a larger more integrated eco-system.   

While it provides some limited pollutant trapping and sediment control 

functions it does not release any treated surface hydrology into nearby streams.  This 

wetland has no connection to other waters.  Moreover, this wetland serves a relatively 

small, localized drainage area, less than ten acres in size. The only source of the 

wetland’s hydrology is the intermittent surface run-off from the small drainage area.  

 The quality of the wetland can also be established by observing the diversity 

of its vegetation. The existing wetland contains and is surrounded by numerous, 

opportunistic invasive species. Due to the inconsistent hydrology, very little native 

wetland vegetation is present in the area.  

Given the small drainage area, and the small physical size of the wetland (less 

than a quarter of an acre), the existing wetland (even if it were of a higher quality) 

only has the potential to provide marginal environmental benefits.  Further, without 

a consistent source of hydrology throughout the year, the isolated wetland’s potential 

to provide habitat for aquatic/amphibious biota is quite limited.  
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  Despite the best efforts, as set forth below, to avoid the wetlands, this 

Wetland Impact Justification Statement has been prepared to demonstrate that the 

limited disturbance of the wetland meets the Guidelines for Environmental 

Management of Development in Montgomery County. 

 

IV. WETLAND GUIDELINES ANALYSIS 

The wetland guidelines are based on the Maryland Non-tidal Wetlands 

Protection Act. It is the goal of the State’s program to attain no net loss in non-tidal 

wetland acreage and function and to strive for a net resource gain in non-tidal 

wetlands over present conditions. The guidelines as set forth below, are applied to 

protect sensitive environmental features on development plans, as identified by the 

Natural Resources Inventory, and are the basis of staff recommendations to the 

Planning Board. 

a) Wetlands will be regulated in accordance with State (Code of 

Maryland Regulations {COMAR} 08.05.04) and Federal Nontidal 

Wetlands Regulations (Secs. 401 & 404 of the Clean Water Act).   

RESPONSE:   The Applicant requested a Jurisdiction Determination (“JD”) and 

verification of the delineation of wetlands under Section 404 of the Clean Water Act 

from the Baltimore District, Army Corps of Engineers (the “Corps”). In its response, 

the Corps found “(t)here are no areas indicated as waters of the United States, 

including jurisdictional wetlands, that would be regulated by this office…” ( Corp’s 
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Letter dated September 15, 2015, as Exhibit B). A copy of the Corps letter is being 

coordinated with the Maryland Department of the Environment (“MDE”). The 

Applicant has also independently contacted MDE to ascertain whether or not the 

agency will take jurisdiction over the wetland. The presence of an isolated non-tidal 

wetland was established through the re-approval of NRI/FSD (420130340), in March 

of 2015, using the hydrophytic vegetation dominance test performed in February of 

2015. The existing 9,765 square foot area identified on the NRI is located in the 

southwest corner of the subject Property. 

b) A minimum buffer width of 25 feet will be established around 
nontidal wetland areas.  The buffer will be expanded up to 100 feet 
around wetlands of special State concern and around wetlands with 
adjacent areas containing steep slopes or highly erodible soils as 
described in Table 2 (page 13).  When a wetland buffer extends 
beyond the stream buffer that would be required according to Table 
1 (page 8) of these guidelines, the stream buffer will be expanded to 
the wetland buffer line.   
 

RESPONSE:   The standard buffer width of 25 feet was assigned to the subject 

wetlands through the approval of the NRI/FSD. The existing wetlands do not possess 

any characteristics that would identify them as wetlands of special State concern. 

The wetlands: 

 are not associated with a stream or any other natural source of 

hydrology; 

 the area adjacent to the isolated wetland identified on the Property 

does not contain steep slopes; and 

 the soils are not highly erodible.  
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c) The Park and Planning Department evaluates proposed wetland 
impacts under the federal and State avoidance guidelines that are 
listed in order of preference as follows:  
 

AVOIDANCE 

(1)  Avoiding the wetland impact altogether by not taking a certain 
action or parts of an action;  
 

RESPONSE:  Despite the Applicant’s best efforts, the inherent physical site 

constraints (See Exhibit C) make it impractical and infeasible to avoid the wetland 

altogether for the following reasons:   

1. The western portion of the Property is rectangular in shape, the long axis 

running east to west, the eastern portion is a narrow 50 foot wide panhandle running 

eastward to connect to Woodfield Road. A steep (greater than 3:1), 20 foot high slope 

runs the entire length of the northern property line of the rectangular portion of the 

site. While this wooded 50 foot wide slope reduces the developable width of the 

site by over 17% to approximately 24 feet, its preservation serves to buffer the 

proposed development of four story buildings from the existing single family 

residences.  

2. The site is also encumbered with two WSSC utility easements. The 20 foot 

wide water and sewer easements run in a north south direction through the center of 

the site and then make a ninety degree bend to the east, then run parallel to the 

northern property line for approximately 250 feet. A second 20 foot diameter WSSC 

water main runs along the entire southern boundary of the site, from 6 to 30 feet 

north of the property line. An existing storm drain line is located at the juncture of 
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the panhandle and the rectangular portions of the site. The cumulative impacts of 

these site constraints reduces the usable area of the site for the location of 

the buildings by more than an acre. The natural and man-made constraints also 

limit the possible locations for the buildings, parking areas, driveways, fire 

department and emergency vehicle access, utilities, storm water management 

facilities and storm drain elements of the proposed development. 

3. The configuration of the Property dictates the location of the site’s vehicular 

access along the southern property line and the location of the central parking area. 

The onsite storm drain system must connect to the off-site system along the south 

eastern corner of the rectangular portion of the Property. The buildings cannot be 

located over the utility easements, water and sewer lines in the center of the site, or 

along the northern and southern property lines.  The proposed building locations on 

either side of the utility lines and away from the northern and southern property 

lines are the only viable option. Unfortunately, due to the configuration and location 

of the isolated wetland in the southwestern area of the site a small portion of the 

Building B footprint, approximately 1600 square feet, encroaches into the wetland. 

4. Regardless of whether the buildings completely avoid or slightly encroach 

upon the existing wetland, as is the case, the geotechnical analysis of the Project site 

has identified a high water table and soil characteristics that preclude the use of 

certain types of Environmental Site Design (ESD) techniques within the western 

quarter of the Property. In response to the results of the analysis the Stormwater 

Management Concept has been revised to substitute a gravel wetland (also an 
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approved and accepted ESD technique) for the previously proposed two micro-bio 

facilities, to be located north of the existing wetland and west of proposed Buildings 

A and B. The gravel wetland will be constructed completely outside of the existing 

wetland and its buffer.   The Montgomery County Department of Permitting Services 

(MCDPS), Water Resources Section and the Project’s geotechnical engineering 

consultant support the use of a gravel wetland as a viable solution to address the 

shallow ground water and soil conditions within the western quarter of the project 

site.  

 

MINIMIZATION 

(2) Minimizing impacts by limiting the degree or magnitude of the 
action and its implementation;  
 

RESPONSE:  The Applicant in good faith has made every attempt to minimize 

impacts of the development on the non-tidal wetlands.  The layout shown in the Pre-

application Plan (See Exhibit D) the original site plan, prepared before the wetland 

was discovered, has been revised (See Exhibit E) to move the  buildings to the north 

and east to the furthest degree possible.  

 Buildings A and B have been relocated to the north approximately 11 feet 

and to the east approximately 57 feet;  

 Building C has been rotated 90 degrees; 

 The on-site parking and vehicular circulation has been revised; and 
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 The storm water management facilities have been relocated to minimize 

the wetland disturbance.   

The shift to the north is limited by the steep slopes and existing woodland buffer.  The 

shift to the east is limited by the WSSC easements.   

In response to the comments received during the initial review of the 

Preliminary Plan, the Applicant has provided a pedestrian trail along the western 

site boundary to connect the subdivision located to the north of the Property to the 

Damascus Shopping Center.   The trail alignment provides a direct route to the 

shopping center and avoids the steep topography and the proposed western 

stormwater management facilities.  The proposed trail has been revised from an at-

grade, crushed stone pathway to an elevated boardwalk approximately 40 foot in 

length, in accordance with M-NCPPC staff’s recommendation.  The boardwalk allows 

the contours to remain and the existing path of the surface runoff to be preserved, 

thus continuing to provide the hydrology for the remaining portion of the existing 

wetland, located south of Building B.   In addition, runoff will be collected from the 

northern portion of the site into a swale around Building A and B and re-directed into 

the wetland as well. 

Before the wetland was identified, all 9,765 square feet of the wetlands and 

25,533 square feet of wetland buffer, would have been impacted by the construction 

of Building B and an on-site stormwater management facility located south of 

Building B. The revised plan reduces the wetland area disturbed to only 1,600 square 

feet (an 84% reduction in the disturbed area) and the wetland buffer disturbed has 
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been reduced to 6,635 square feet (a 74% reduction in disturbed area) (See Exhibit 

F), 

MITIGATION 

(3) Rectifying the impacts by repairing, rehabilitating, or restoring 
the affected environment;  

(4) Reducing or eliminating the impact over time by preservation 
and maintenance operations during the life of the action;  

(5) Compensating for the impact by replacing or providing 
substitute resources or environments;  
 

RESPONSE:  The Applicant proposes to rectify the limited impacts by 

repairing, rehabilitating, or restoring the affected environment. The most important 

factor in maintaining the viability of a non-tidal wetland is to maintain the source of 

hydrology. The drainage from the adjacent properties to the west have channelized 

runoff that is deposited onto the site and provides the hydrology for the isolated 

wetland. The original design diverted the off-site stormwater originating west of the 

site from entering the Property. The modified design no longer diverts the off-site 

stormwater, but rather directs it to the wetland which helps maintains the hydrology.  

(See Exhibit G). 

The preserved wetland will also be enhanced through onsite invasive species 

management and supplemental plantings of native vegetation. Prior to the approval 

of the final Forest Conservation Plan, the Applicant will provide an Invasive Species 

Management Plan for the remaining wetland.  This plan will be implemented prior 

to use and occupancy permit issuance.  The proposed landscape plan reflects a mix of 

shade trees, flowering trees and shrubs that are suitable for wet locations to be 
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planted within the remaining wetland.  This planting will not only improve the 

appearance of the wetland, but provide shade to prevent dry out in summer and 

discourage the recurrence of invasive species.  (See, Exhibit H)  

The combination of maintaining the hydrology and enhancing the plant 

material will serve to repair and restore the disturbed area. Regular on-going 

maintenance of the area over time will reduce, and eventually eliminate, the impact 

of the disturbance attributable to the construction. Preserving 84% of the area of 

existing wetland, nearly three-quarters of the buffer, and continuing to provide a 

source of hydrology will increase the likelihood that the remaining wetland will 

continue to thrive.  The combination of invasive species control and supplemental 

plantings of native wetland vegetation will create an improved environmental 

resource, as well as, an attractive community feature. 

 d)  Wetlands and their associated buffer areas must be maintained in 

their natural condition unless the proposed disturbance is for a project 

determined to be necessary and unavoidable for the public good, 

 

RESPONSE:  Those portions of the wetland (84%) and wetland buffer (74%) not 

disturbed will be maintained and enhanced. The natural hydrology will be 

maintained and additional vegetation will be added.  Only those limited portions of 

the wetland and buffer disturbed in conjunction with the grading and construction of 

Building B and its associated site development will be disturbed. The impacts to the 
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wetland and buffer have been minimized to the greatest degree possible, given the 

site constraints, as set forth herein.  

The limited impact to the isolated non-tidal wetlands must be balanced against 

the communal benefits of the Project. Seventy-five of the 84 multi-family units will 

be restricted to households whose income is at or below 60% of AMI.  Five percent of 

the units will be fully compliant with the Uniform Federal Accessibility Standards 

and  2% of the units will be specially equipped with hearing/vision features.  A 

preference will also be given to PWD for 15% of the units.  In addition, the Project  

promotes energy efficiency and sustainability in accordance with Energy Star and the 

National Green Building Standards.  Additional Project’s communal benefits include:  

 the development of a vacant parcel of land into an attractive, viable piece 

of real estate; 

 a new development that complements and enhances the surrounding 

community;  

 a new development that promotes walkability, and  

  a new development that promotes Smart Growth.   

The construction of high quality mixed income housing, with rents well below 

the County’s median income that meets or exceeds market quality standards and a 

development that is consistent with the adopted and approved Damascus Master 

Plan is a very significant and necessary public good.  

d) Proposed alterations to areas designated as wetlands must be 
reviewed and approved by MDE, DNR, and the U.S. Army Corps of 
Engineers (U.S. ACOE), as appropriate, prior to commencement of 
any alteration activities.  Park and Planning staff may recommend 
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deferral of final approval of development plans pending the permit 
decision for disturbances of wetlands of extraordinary quality or 
environmental sensitivity.  These include: 
(1)  Nontidal wetlands with threatened or endangered species or 
species in need of protection 
(2)  Nontidal wetlands of special State concern 
 

RESPONSE:  A representative of the Corps visited the Project site on July 31, 

2015 and by letter dated September 15, 2015 found that the proposed commercial 

development “does not require a Department of the Army authorization pursuant to 

Section 10 of the Rivers and Harbor Act of 1899 and/or Section 404 of the Clean Water 

Act since no work is proposed in, over, or under navigable waters and no fill is 

proposed within Section 404. Therefore we have no jurisdiction over the proposed 

parcel as shown on the enclosed Dewberry plan dated May 28, 2015. You are 

informed, however, that the Maryland Department of the Environment should be 

contacted.”  (See, Exhibit B),  

In light of the Corps decision not to take jurisdiction the Applicant argues that 

the isolated non-tidal wetland identified on the Property is not a “wetland of 

extraordinary quality or environmental sensitivity”.  As previously stated, the newly 

discovered wetland is limited in its function and value and does not provide the water 

quality or wildlife habitat benefits that other wetlands of high quality or 

environmentally sensitivity provide.   Moreover, this wetland serves a relatively 

small, localized area and contains numerous invasive species with little native 

vegetation.  Therefore, Park and Planning staff does not have to recommend deferral 

of final approval of development plans pending any permit decisions for disturbance 
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of “non-tidal wetlands of extraordinary quality or environmental sensitivity”; “non-

tidal wetlands with threatened or endangered species or species in need of protection” 

or “non-tidal wetlands of special State concern”.   

V. CONCLUSION 
 

 The Applicant respectfully requests that the Planning Board grant approval of 

the proposed wetland impact.  The above analysis establishes that the proposed 

wetland impact meets the criteria for the approval in full accordance with the 

Guidelines for Environmental Management of Development in Montgomery County. 



EXHIBIT A
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LARGE TREES:

HACKBERRY (Celtis occidentalis); WHITE OAK (Quercus

alba); TULIP POPLAR (Liliodendron tulipifera)

SMALL/ORNAMENTAL TREES :

ARBORVITAE (Thuja occidentalis); SCHIPKA LAUREL

(Prunus laurocerasus);  SWEETBAY MAGNOLIA (Magnolia

virginiana); RIVER BIRCH (Betula nigra); BLACK GUM (Nyssa

syvatica)

LARGE/SMALL SHRUBS :

CHERRY LAUREL (Prunus caroliniana); INKBERRY (Ilex

glabra); HEAVY METAL SWITCHGRASS (Panicum virgatum

'Heavy Metal'); WINTERBERRY (Ilex verticillata)

                                                    

                                                                         

                                                                                 

LARGE TREES BOTANICAL NAME / COMMON NAME

                                 Celtis occidentalis `Prairie Pride` / Prairie Pride Hackberry

                                 Platanus occidentalis / American Sycamore

MEDIUM TREES BOTANICAL NAME / COMMON NAME

                                 Betula nigra `Duraheat` / Duraheat River Birch

                                 Quercus coccinea / Scarlet Oak

SMALL TREES BOTANICAL NAME / COMMON NAME

                                 Amelanchier laevis `Cumulus` / Cumulus Allegheny Serviceberry

                                 Carpinus caroliniana `Native Flame` / Native Flame Hornbeam

                                 Cercis canadensis `Appalachian Red` / Eastern Redbud

SMALL TREES / LARGE SHRUBS BOTANICAL NAME / COMMON NAME

                                 Ilex opaca / American Holly

                                 Itea virginica `Henry`s Garnet` / Henry`s Garnet Sweetspire

                                 Magnolia virginiana `Moon Glow` / Sweet Bay

                                 Viburnum dentatum `Christom` / Blue Muffin Viburnum

SHRUBS BOTANICAL NAME / COMMON NAME

                                 Ilex glabra `Nordic` / Nordic Inkberry

                                 Prunus laurocerasus `Otto Luyken` / Luykens Laurel
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3. EXISTING ZONING: CRT-1.5.
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7. WATER CATEGORY: W-1 AND SEWER CATEGORY: S-1.
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9. HORIZONTAL DATUM IS IN MARYLAND STATE GRID SYSTEM, NAD-83.
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9C     Linganore   3 to 45 percent slopes
Linganore series are loamy-skeletal, mixed, mesic Ultic
Hapludalfs. They are moderately deep and well-drained.

109D Hyattstown  3 to 45 percent slopes
Hyattstown series are loamy-skeletal, mixed, mesic,
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well-drained.

9B     Linganore    3 to 45 percent slopes
Linganore series are loamy-skeletal, mixed, mesic Ultic
Hapludalfs. They are moderately deep and well-drained.

MITIGATION REQUIREMENT TO BE MET THROUGH PAYMENT

OF FEE-IN-LIEU.

2

TREE DATA TABLE

NO SPECIMEN TREES WILL BE REMOVED OR IMPACTED.
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2101 GAITHER ROAD

SUITE 340

ROCKVILLE, MD 20850

PH: 301.948.8300

FX: 301.258.7607

www.dewberry.com

5560 STERRETT PLACE

SUITE 200

COLUMBIA, MD 21044

WOODFIELD COMMONS ASSOCIATES, LLC

APPLICANT / DEVELOPER

DEWBERRY CONSULTANTS LLC
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 48 HOURS IN ADVANCE OF ANY WORK

IN THIS VICINITY

OFSHEET NO.

05/28/2015

1 Per DRC Comments09.01.15 WB

10/06/15
2 GW

REVISED PER 1st ROUND

COMMENTS

11/06/15
3 WB

REVISED PER MNCPPC

STAFF COMMENTS

12/03/15
4 GW

REVISED PER MNCPPC

STAFF COMMENTS

GENERAL NOTES

1. PARCEL: P453

TAX MAP: FX343

TAX ID#: 12-01874202

WSSC GRID: 237NW10

2. TOTAL AREA OF THIS APPLICATION IS 3.88 ACRES.

3. EXISTING ZONING: CRT-1.5 C-0.5 R-1.0 H-55T.

4. THIS PLAN IS PROPOSING 3 MULTI-FAMILY BUILDINGS WITH 84 UNITS.

5. NRI / FSD PLAN (NO. 420130340) WAS RE-CERTIFIED BY MNCPPC ON MARCH 31, 2015.

6. THIS PROJECT IS SUBJECT TO FOREST CONSERVATION LAW.

7. WATER CATEGORY: W-1 AND SEWER CATEGORY: S-1.

8. BOUNDARY INFORMATION IS FROM SURVEY BY DEWBERRY CONSULTANTS, LLC, 2014.

9. HORIZONTAL DATUM IS IN MARYLAND STATE GRID SYSTEM, NAD-83.

10. TOPOGRAPHY IS FROM FIELD-RUN SURVEY BY DEWBERRY CONSULTANTS, LLC, 2015.

11. VERTICAL DATUM IS IN MARYLAND STATE GRID SYSTEM, NGVD29 USING WSSC

BENCHMARKS.

12. WATERSHED: UPPER PATUXENT RIVER, USE CLASS III.

13. NO 100-YEAR FLOODPLAIN EXISTS ON THE SITE, PER FIRM MAP 24031C0065D,

EFFECTIVE DATE:  SEPTEMBER 29, 2006

14. WETLANDS ARE PRESENT ON THE SITE AND WERE DELINEATED BY DESIGN WITH NATURE,

LLC, FEBRUARY 2015.  LOCATION SHOWN IS FROM THE RE-CERTIFIED NRI/FSD #420130340.

15. NO HISTORIC RESOURCES EXIST ON THE SITE PER THE LOCATIONAL ATLAS OF HISTORIC

SITES IN MONTGOMERY COUNTY, MARYLAND.

16. A STORMWATER MANAGEMENT CONCEPT HAS BEEN SUBMITTED TO MONTGOMERY

COUNTY DEPARTMENT OF PERMITTING SERVICES (SWM FILE # 273495). THE PROPOSED

STORM WATER MANAGEMENT FACILITIES ARE SUBJECT TO MINOR MODIFICATIONS DURING

FINAL ENGINEERING REVIEW AND APPROVAL.

17. A PRE PRELIMINARY PLAN (WOODFIELD COMMONS NO.720150030) WAS SUBMITTED AND

COMMENTS PROVIDED AT DEVELOPMENT REVIEW COMMITTEE (DRC) MEETING ON

NOVEMBER 24, 2014

18. PROPOSED ROAD NETWORK WILL BE PRIVATE.

WOODFIELD COMMONS
MONTGOMERY COUNTY, MARYLAND

PRELIMINARY PLAN #120150170

PRELIMINARY PLAN

PLAN AND NOTES
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Professional Certification: I hereby certify

that these documents were prepared or

approved by me, and that I am a duly

licensed professional engineer under the

laws of the State of Maryland,

License No. 18095

Expiration Date: 12/21/16
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