I ’ MONTGOMERY COUNTY PLANNING BOARD

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MCPB No. 15-154 AN 22 2016

Site Plan No. 820150090
Woodfield Commons
Date of Hearing: December 17, 2015

RESOLUTION

WHEREAS, under Section 59-7.1.2 of the Montgomery County Zoning
Ordinance, the Montgomery County Planning Board is authorized to review site plan
applications; and

WHEREAS, on August 3, 2015, Woodfield Commons Associates, LLC
("“Applicant”) filed an application for approval of a site plan application for 84 multi-family
dwelling units, including 11 MPDUs, in three, four story buildings on 3.88 acres of land
in the CRT-1.5, C-0.5, R-1.0, H-55T zone located on the west side of Woodfield Road
(Rt.124), approximately 1,075 feet north of the intersection of Rt 124 and Main Street in
Damascus (“Subject Property”) in the Damascus Policy Area and Damascus Master
Plan (“Master Plan”) area; and

WHEREAS, Applicant's site plan application was designated Site Plan No.
820150090, Woodfield Commons (“Site Plan” or “Application”); and

WHEREAS, following review and analysis of the Application by Planning Board
staff (“Staff’) and other governmental agencies, Staff issued a memorandum to the
Planning Board, dated December 4, 2015, setting forth its analysis and
recommendation for approval of the Application, subject to certain conditions (“Staff
Report”); and

WHEREAS, on December 17, 2015, the Planning Board held a public hearing at
which it heard testimony and received evidence on the Application; and

WHEREAS, on December 17, 2015, the Planning Board voted to approve the
Application subject to certain conditions, on motion of Commissioner Fani-Gonzalez,
seconded by Commissioner Dreyfuss, with a vote of 9-0; Commissioners Anderson,
Dreyfuss, Fani-Gonzalez, Presley, and Wells-Harley voting in favor.

NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES
Site Plan No. 820150090 for up to 118,000 square feet of residential development, with
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up to 84 multi-family residential units including 11 MPDUs, in three, four-story buildings
on 3.88 acres of CRT-zoned land, subject to the following conditions:’

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

2. Forest Conservation & Tree Save
The development must comply with the conditions of the approved Final Forest
Conservation Plan (FFCP). 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.

" For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner or
any successor(s) in interest to the terms of this approval.
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4. Planning Board Modification
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; the Board’s modification to the BTA and
front setback must be noted on the Certified Site Plan.

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, an outdoor play area
that provides opportunities for intergenerational interaction and that is
accessible to all users, and a pedestrian trail and boardwalk on the
Subject Property. Installation of the existing pedestrian trail beyond the
boundaries of the property shall not be the responsibility of the Applicant.
A TV lounge and computer lab or similar uses must also be provided.

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.

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.
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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.

iii. 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.

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.

. The proposed development must provide, and show on the Certified 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.

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-
41.7.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.

Prior to issuance of a use and occupancy certificate, the Applicant must
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
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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 llluminating
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. lllumination 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
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:

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

b. 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.
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c. 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.

d. 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.

BE IT FURTHER RESOLVED that all site development elements shown on the
latest electronic version of the Woodfield Commons Site Plan No. 820150090 drawings,
submitted via ePlans to the M-NCPPC as of the date of the Staff Report, are required,
except as modified by the above conditions of approval; and

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

1. The development satisfies any previous approval that applies to the site.

The Site Plan is in conformance with the Preliminary Plan No.120150170,
approved concurrently with this Application.

2. The development satisfies the binding elements of any development plan or
schematic development plan in effect on October 29, 2014.
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There are no previous approvals for a development plan or schematic
development plan on the Subject Property.

3. The development satisfies 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.

This finding is not applicable; the zoning classification for the Subject Property on
October 29, 2014 was the result of a District Map Amendment.

4. The development satisfies applicable use standards, development standards,
and general requirements under the Zoning Ordinance.

a. Development Standards

As demonstrated by the data table below, the Applicant conforms to the
development standards of the CRT Zone, with the following modifications to the
Build-to-Area (BTA) requirements for an apartment building type:

1) A reduction in the amount of building facade required in the front street BTA
from 70% to 0%; and

2) A reduction in the maximum front setback from 30 feet to approximately 247
feet.

Under Section 59.4.5.3.C.3 of the Zoning Code, the Planning Board approves the
above modifications, which are appropriate due to the unique physical
constraints created by the Subject Property’s shape. The Application deviates
from the BTA requirements to the minimum extent necessary for development of
the Subject Property. The flag-shaped lot has minimal frontage on Woodfield
Road, and development within the lot's pipe stem is infeasible. Moreover, the
Site Plan incorporates design elements that engage the surrounding publicly
accessible spaces by including sidewalk access to Woodfield Road and the
adjacent post office and a pedestrian path to the shopping center south of the
Subject Property.
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Site Plan Data Table

Development Standard Permitted/Required Approved
Total Residential Density (max) 59-4.5.3.B | 1.0 FAR, 384,200 SF 0.31 FAR, 118,000 SF
Public Open Space (59-4.5.3.C.1) 16,901 SF 18,600 SF
10% Minimum Standard Method
Placement (59-4.5.3.C.3)

- Front @ CRT 0 ft. min. 267 ft.

- Rear setback @ CRT 0 ft. min. 80 ft. min.

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

Parking Setbacks for surface Parking Lots

- Front setback

Behind front building line

Behind front building line

- Rear

Landscaping required
under Section 6.2.9

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

- Side setback

Landscaping required

Street trees and fence

under Section 6.2.9 provided

Building Height (feet) 55 55
Parking Facility Internal Landscaping (%) 5% 18.5%
Parking Spaces?®

- MPDU (11 units) 6 min. — 9 max.

- Other Residential (73 units) 73 min. — 108 max.

Total (84 units) 79 min. — 117 max. 95 min.
Loading Space Requirement (59-6.2.8.B) 1 Space 1 Space

Bicycle Parking Requirement (59-6.2.4.C)

40 (long term spaces)
2 (short term spaces)

42 total bike spaces

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

- Frontage - 50 linear feet

| 100 SF

| 100 sF

Section 4.5.3.C.5 Form

The Site Plan conforms to the form standards for transparency and blank walls.
All three buildings have exterior walls with doors, windows or openings at the

ground level which provide more than the 20%
requirement. All three buildings are also designed so t

minimum transparency

here are no blank walls

259-4.1.8.A.2. Setback Compatibility. Setback required along a side or rear Iot line is equal to 1.5 times
the minimum required for a detached house on abutting property in R-200 Zone.

® The parking minimums and maximums are based on 84 multi

one bedroom, 6 two bedroom and 1 three

-family units, consisting of 11 MPDUs (4
bedroom units) and 73 units with (26 one bedroom, 39 two

bedroom and 8 three bedroom units). The final number of parking spaces may be adjusted between the

minimum and maximum allowed under Section 6.2 of the Zonin
based on final unit count and/or bedroom mix.

g Ordinance at the time of building permit
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more than the maximum 35 feet in length at the ground level, facing a street or
open space.

b. General Requirements

Site Access

The Subject Property has adequate, safe, vehicular and pedestrian
access. The Subject Property shares vehicular access from Woodfield
Road with the Damascus Post Office via a 24-foot 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 Subject Property’s
western boundary via an existing gravel pathway that will be extended into
the Subject Property.

Parking, Queuing, and Loading

Parking is appropriately located and designed on the Subject Property.
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 Subject Property, there
are 54 structured parking spaces and 41 surface parking spaces. The Site
Plan also provides 42 bike spaces and one loading space. Additionally,
the Site Plan includes one loading space.

Open Space and Recreation

Public Open Space

The Applicant 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.

The public open space provided as part of the Site Plan meets the
requirement noted above. The Public Open Space comprises an 18,600
square-foot area located between the western boundary of the Subject
Property 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
Subject Property’s western boundary. A path from the central courtyard
leads to the trail, which will have benches integrated into the boardwalk
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that overlook a natural wetland area planted with a mix of shade and
flowering trees, shrubs, and other vegetation. The path and trail provides
another pedestrian link to the nearby 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 Subject Property.

Recreation Facilities

The Site Plan meets the recreation standards required by Section 6.3.9 by
providing a tot lot, an indoor community space, an indoor fitness facility,
four seating areas, and a pedestrian trail and boardwalk.

iv.  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

Lighting on the Subject Property will be 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.

5. The development satisfies the applicable requirements of Chapters 19 and 22A
of the Montgomery County Code.

Chapter 19, Erosion, Sediment Control, and Stormwater Management

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, accepted 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.

Chapter 22A, Forest Conservation
As conditioned, the Final Forest Conservation Plan complies with the
Environmental Guidelines and the Forest Conservation Law.
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A. Forest Conservation

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) was approved
for the Subject Property on March 31, 2015. The NRI/FSD indicates that the
Subject Property contains approximately 0.90 acres of existing forest, 0.23 acres
of wetlands, and 0.36 acres of wetland buffer. The Subject Property is within the
Upper Patuxent watershed; a Use IlI-P watershed.

The Applicant does not propose to physically clear all of the existing forest on the
Subject Property in connection with this Application. However, after development
of the Subject Property, the remaining portions of the forest stand will no longer
meet minimum forest stand size requirements, so for purposes of the forest
worksheet calculations all the forest are counted as cleared. Based on the land
use category and the forest conservation worksheet, the 0.90 acres of forest
clearing results in a 1.58-acre reforestation planting requirement for the
Application.

Under Section 22A-12(g)(2)(D), the Board finds that the Applicant may make an
in-lieu payment rather provide than on- or off-site reforestation. The Subject
Property, excluding acreage previously dedicated and used for right-of-way, is
3.88 acres. The Applicant is responsible for planting the on-site wetland area
with native trees and shrubs to mitigate for the wetland encroachment described
below, which leaves no priority or other planting areas on the Subject Property to
meet the 1.58-acre reforestation requirement.

B. Wetland Encroachment

The wetland on the Subject Property appears to have developed due to man-
made impacts that blocked a natural drainage feature. As described in the Staff
Report, both the U.S. Army Corps of Engineers and the Maryland Department of
the Environment have declined jurisdiction over the wetland. The Applicant will
encroach approximately 1,600 sf (0.04 acres) into the wetland and 6,635 sf (0.15
acres) into the wetland buffer to accommodate the building layout, utilities, and a
pedestrian connection. The remainder of the wetland and wetland buffer, outside
of the previously existing WSSC easement, will be protected by a Category |
conservation easement.

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.
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Based on the following factors, the Board considers the Application’s
encroachment into the wetland and wetland buffer to be justified:

Avoidance

Several site constraints make total avoidance of the wetland very difficult. A
steep, 20-foot-high slope runs the entire length of the northern property line
within the rectangular portion of the Subject Property. Additionally, two
contiguous 20-foot-wide WSSC water and sewer easements run in a north
south direction through the center of the Subject Property, make a ninety-
degree bend to the east, and then run parallel to the 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 these natural and
man-made constraints limit the possible locations for buildings, parking areas,
driveways, fire department and emergency vehicle access, utilities, storm
water management facilities and storm drain elements.

Minimization

After submitting a pre-application plan, the Applicant revised the site layout 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 will offset or mitigate the environmental impacts of the wetland
encroachment through a combination of maintaining hydrology, invasive
species management, and enhancing the plant material within the wetland.
The hydrology will be maintained by a modified design that directs some
water 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 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 will
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 approval by Staff. The portion of the
wetland and its buffer that remain outside of the limits of disturbance will be
protected by a Category | easement in perpetuity.
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6. The development provides safe, well-integrated parking, circulai_‘ion patterns,
building massing and, where required, open spaces and site amenities.

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. Building massing, open spaces, and site amenities are well-
integrated into the Site Plan and allow for safe pedestrian and vehicular
circulation and adequate recreation for future residents.

7. The development substantially conforms to the recommendations of the
applicable master plan and any guidelines approved by the Planning Board that
implement the applicable plan.

The Site Plan substantially conforms to the recommendations of the 2006
Damascus Master Plan. Adopted in 2008, the Master Plan envisioned three
areas—Town Center, Transition Area and Rural Area—for Damascus and its
vicinity, and it recommended appropriate densities and zones for those areas.
The Subject Property is within the Town Center. The Master Plan proposed a
mixed use zone for the Town Center of Damascus called MXTC, or Mixed-Use
Town Center. 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, which the County Council deemed to
be largely equivalent to the MXTC Zone.

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

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

The Master Plan states that at the time of subdivision or site plan, the Planning
Board should ensure that new residential development directly adjoining existing
single-family residential development is compatible in scale, height, and
proportion with existing homes. The Plan also recommends the protection of rural
vistas and the preservation of important focal points within the Town Center.
Finally, the Plan recommends the protection of forest resources in
environmentally sensitive areas such as wetlands, floodplains, stream buffers,
and steep slopes.

The Site Plan substantially conforms to these Master Plan recommendations by
providing multifamily housing at a moderate density within walking distance of
existing commercial uses, including a grocery store. In light of this proximity to
existing commercial uses and the fact that the large bulk of the Subject Property
is located away from a public street, a fully residential development is more
appropriate on the Subject Property than a mixed-use development.

Opponents of this Application appeared to argue at the public hearing that the
Master Plan recommendation for senior housing in the Town Center should
preclude this development. However, the Master Plan identified two sites other
than the Subject Property as ideal for age-restricted housing, and in any case,
the Master Plan’s use recommendation is not preclusive of other uses within the
Town Center, particularly moderate density housing open to low and moderate
income renters, including seniors.

Plan sections included in the Application demonstrate that primarily only the
upper fourth level and rooftops of Buildings A and C will be visible from the
adjacent residences. Existing fencing and trees on both sides of the property line
will create a natural visual buffer that will largely obscure the buildings included in
the Site Plan. In addition to the landscape buffer, the visual impact of the
buildings from the adjacent residential development will be reduced by the
topography of the Subject Property, which sits approximately 20 feet below and
170 feet away from the nearby residences. As demonstrated by Staff in the Staff
Report and their presentation at the public hearing on this Application, views of
the approved buildings from the nearby residences will be minimal, and the
Application is compatible in scale, height, and proportion with existing homes on
adjoining lots.

The Subject Property is also surrounded on four sides by residential and
commercial uses, and construction of the approved structures will not impact
rural vistas or Town Center focal points located to the south of the Subject
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Property, particularly in light of the Subject Property’s low topography relative to
nearby residences.

As discussed in more detail below, the Forest Conservation Plan ensures that
the Application’s minimal wetland encroachment is offset by significant mitigation
efforts that will protect and enhance the wetland. And, while counted as
‘cleared” to meet the requirements of the Forest Conservation Law, a large
portion of the forest on the steep slopes on the northern side of the Subject
Property is outside the limits of disturbance of this Site Plan and will therefore not
be disturbed in connection with this Application.

8. The development 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

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. The Board made a determination of adequate public facilities in
its approval of Preliminary Plan No. 120150170 for the Subject Property.

9. The development is compatible with existing and approved or pending adjacent
development.

The Site Plan is compatible with existing and approved or pending adjacent
development. The Application 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. All buildings on the Subject Property 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. This
0.55-acre buffer along steeply sloping topography will provide an effective natural
screen between the single-family development and the Subject Property. While
the three, four-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 the rear property line of the
adjacent single family properties.

The Site Plan is also compatible with the adjacent commercial uses. Building B
is located at least 50 feet from the southern property boundary, shared with an
existing shopping center, 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
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boundary, where landscaping and a 6-foot high privacy fence will screen the post
office property.

BE IT FURTHER RESOLVED that this Reéoiution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE IT FURTHER RESOLVED that this Site Plan shall remain valid as provided
in Montgomery County Code § 59-7.3.4.H; and

BE IT FURTHER RESOLVED that this Resolution constitutes the written opinion
of the Board in this matter, and the date of this Resolution is AN 22 2016
(which is the date that this resolution is mailed to all parties of record); and

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

* * * * * * * * * * *

CERTIFICATION

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

e

Casey Andersdg, Chairman
Montgomery nty Planning Board




