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RESOLUTION

WHEREAS, under Section 39-7.1.2 of the
Ordinance, the Montgomery County planning Board is
applications; and

Montgomery County Zoning
authorized to review site plan

WHEREAS, on August 3, 2015, Woodfield Commons Associates, LLC('Applicant") filed an application for approval of a site plan application for g4 multi_family
dwelling units, including 11 MpDUs, in three, four story builoings on 3.gg acrei of land
in the cRT-1.5, c-O.s, R-1.0, H-ssr zone rocated on ihe westlide of woodfierd Road(Rt.124), approximately 1,075 feet north of the intersection of Rt.124 and Main street inDama.scus ("slbject Property") in the Damascus policy Area and oamascus uaster
Plan ("Master Plan") area; and

^-^.--ryt,FREAs, Appricant's site pran apprication was designated site pran No.
8201 50090, Woodfietd Commons (,,Site plan;"or,Apptication,,); an-d

WHEREAS, forrowing review and anarysis of the Apprication by pranning Boardstaff ("staff') and other governmental ageniies, staff isiued 
" ,n",i.,or"no* to tn"Planning Board, dateJ December +l 

- 
zoG, 

-'setung 
forth its anarysis andrecommendation for approval of the Application, subject to certain conJtiohs 1.statrReport"); and

WHEREAS, on December 17,201s, the pranning Board herd a pubric hearrng arwhich it heard testimony and received evidence on the Application; and

WHEREAS, on December 17,2015, the pranning Board voted to approve theApplication subject to certain conditions, on motion of bommissionei F"n:l6onrar"r,seconded by Commissioner Dreyfuss, with a vote of 5_0; Commissioners A,iO"r.on,Dreyfuss, Fani-Gonzalez, presley, and Wells_Harley uoting in favor.

NOW, THEREFORE, BE tT RESOLVED that the ptanning Board AppROVESsite Plan No. 820150090 for up to 1 1B,0oo .qr"r" f""t ot resioe-ntiat aeveiopmJni, witn
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up to84 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

1. Preliminarv Plan Conformance
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 witir tne conditions of
approval for the Final Forest conservation plan No. 12b1501g0, subject to the
following:

a. Revise Finar Forest conservation pran prior to certified site pran to
reflect:

1) A supprementar planting plan within the wefland and wefland buffer
area.

2) A detailed five-year invasive management plan.
3) Boardwalk cross section and constiuction details.
4) Privacy fence cross section and construction details.

b. The boardwark and fence rocated within the wefland and wefland buffer
area must be constructed on hericar piers. The rairing for the boardwark
must be attached to the boardwalk structure.c The rimits of disturbance shown on the finar sediment contror pran musr
be consistent with the limits of disturbance shown on the FFCp.d. The Appricant must compry with ail tree protection and tree savemeasures shown on the approved FFCp. Tree save measures notspecified on the FFCp may be required by the M_NCFFC 

-torest
conservataon inspector.

e Fee-in-rieu payment for the 1.5g acre reforestation pranting requirement
must be satisfied prior to any clearing and grading.

3. Stormwater Manaqement
The Planning Board has accepted the recommendations of the MCpDS _ waterResources section in its stormwater management concept tetter daGo octooer26, 2015, and has incorporated those rec6mmendations as a condition of thePreliminary plan approvar.

1 For the purpose of these condrtions, the term "Appricant,, shafl arso mean the deveroper, the owner orany successor(s) in interest to the terms of this appioval.
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4. Planninq 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 t-ni'gtR ano
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 1g,600 square feet of public

open space.
b. Prior to the issuance of Use and occupancy certificates for any residential

units, arr pubric open space areas on the subject eroperiy must be
completed.

6. Recreation Facilities
a. Prior to certified site pran approvar, the Appricant must demonstrate

conformance with the M_NCppC Recreation Guidelines.
b. The Appricant must provide at a minimum the foilowing recreation

facirities: a fitness center, furnished community room, an outdJor ptay areathat provides opportunities for intergenerational inieraction inl ln"t i,
accessibre to ail users, and a pedestrian hair and boardwark on thesubject property. Instailation of ihe existing peoestrian tiart Gyono tn"
boundaries of the property shail not be the responsibirity of tne dpfticant.
A TV lounge and computer lab or similar uses must alsobe provided

Z. l4aintenance ot pub
Maintenance of ail on-site pubr6 use space is the responsibirity of the Appricantano any successor(s) 

. 
and assigns. This incrudes maintenance of 'paving,

plantings, lighting, and benches. Maintenance may be taken ovei by agovernmental agency,by agreement with Applicant o, 
"ny 

.r"""."oi1r,y 
"noassigns and appricabre agency. For the purpose or tnc conoition, tn'"' t"r,"Applicant. and any successor(s) ano aisiins" means the o*n"r" oi,. 
"nysuccessor(s) in interest to the pubric Use spaie that is responsrule toi 

"J,,',.nonarea matntenance, such as a homeowners association.

8. Transoortation
a. The Applicant must show on the record plat, a common access easement

over the sidewark on the southeastern edge of the property,-". .[orn onthe Site plan.
b. Prior to the issuance of a Use and Occupancy Certificate, the Applicant

must:
i. provide a bicycre room in each residentiar buirding in the rocation asspecified in the Architectural sheets for the Site pL;. - - ----
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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 PIan.

a. The Planning Board accepts ilre recommEnoliio.sJr Department of
Housing and community Affairs (DHCA) in its retter aateu sebtemoer ti,
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 retter, which DHCA may amend provided that theamendments do not confrict with other conditions of the site pran
approval.

b. The proposed deveropment must provide, and show on the certified sitePlan, a totar of 12.s percent MpDUs on-site in accordance witn ftrerequirements of chapter 25A and the Damascus Master pran. Beforeissuance of any.building.permit for any residential unittsl, tne ITI|FOUagreement to buird units in accordance with the site ptan''oetween tneApplicant and the Department of Housing and community ntr"io'iriHcnl
must be executed.

l0.Buildinq Heiqht
The maximum height for the three murti-famiry buirdings is 55 feet, as measuredflo-t thg buirding height measuring point'in accordance with section 59-4.1 .7.C.2.

1 1. Site Desiqn
a The finar exterior architecturar character, proportron, materiars, anoarticulation must 

..!e ..lybstantially similar to the illustrative 
"t"u"'on"shown on sheets "B,uitding A & B Elevations,,, and .BuitOin! C El;;;i;"",

. lolh dated May 27,2015, as determined by M_NCppC Staff.b. Prior to issuance of a y.s"..ald o""rp"n.y certificate, the Applicant mustprovide a 4-foot tail 
.spritrair fence that generaily extends rron. tn"'ir"ir 

"tthe boardwark rocation, arong the rimlts of disturbance lin"- ,ortl' orBuirding B, to the southern bouinoary of the property. in" m"io""iio" otthe fence to be determined at the time of Certified Site plan.

12. Landscapinq
a' Prior to issuance of any residentiar Use and occupancy certificate foreach respective buirding ail on-site amenities, incruding, but noilimiteo tosidewarks, streeflights, hardscape, benches, trash-'recepta"ill,--"no

recreation amenities (incruding the fitness center, furnished communrtv
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room, TV lounge, computer lab, for Building C) outdoor playground, and
an extension of an existing pedestrian trair and boardwaik must be
installed.

b. Final landscaping must be substantially simirar to what is shown on
landscape sheets LA-1, LA-2 and LA-3, dated December 3, 2015.c. The Appricant must instail .randscaping no rater than the nex growrng
season after completion of site work.

13. Liqhtinq
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 (TESNA) recommendaiion" to. 

"development of this type. Ail onsite exterior area righting must be in
accordance with the latest IESNA outdoor recommendations.b. Extend the iilu.mination guide to the western boundary on the Landscape
Plan (sheet L1-1) and provide additionar righting at tne western enJot the
central courtyard area between Buildings Aand-B.c. All on-site down_ light fixtures must be iull cut_off fixtures.d. Defrectors must be instailed on ail fixtures causrng potentiar grare orexcess iilumination, specificafiy on the perimeter ti-*tlr", ioutt:ng tneadjacent residential properties.

e. lllumination revers generated from on-site righting must not exceed 0.5footcandles (fc) at any property line abuttrng county roads and residentialproperties.
f. The height of the right pores must not exceed the height iilustrated on theCertified Site plan.

3::::l::::r.1ry-".of any ouitdinffifrffillppticant must enter into a site ptan

i,yl"J lll,yS5Fg:: fgr;emenlwith the bL";;'s Board in 
" 
f;;;"il-..;;;i

lJ^,f 111:l-g 
r:"" 

llrlge oi Ge ne ra r c o u n c i r tn"i 
",lli 

*l iil' &il ;liiiL:"";l"^llt,:t]l: tq*"1"T must rncruJe a F;;;;;;;i;ililff;,;
#l*:l'"::;:*fl^?I.:::ti":5e 73 tG i ;il il;;6#; 6il,;i;:;;Ordinance, with the following provisions:

b.

A cost estimate of the materials and facilities, which, upon M_NCppC Staffapproval, will establish the surety amount.
The cost estimate must include applicable Site plan elements, including,but not limited to plant material, on_site lighting, recreational facilities, sitefurniture, mailbox pad sites, trash encl6surJs, 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 arl 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 incruding arr rerevant conditions and speiific
Certified Site Plan sheets depicting the limits of development.

1 5. Development Proqram
The Applicant must construct the proposed development in accordance with a
deve_lopment program that wiil be reviewed and appioved prior to the approvar of
the Certified Site Plan.

16.Certified Site Ptan
Prior to approval of the certified site plan the following revisions must be made
and/or information provided subject to Staff review and lpproval:

a. lncrude the finar forest conservation approvar retter, stormwater
management concept approval letter, development program, preliminary
Plan and Site plan resolutions on the approvat or cover sheet.b. Add a note to the site pran stating th;t .M-Ncppc statf must inspect arl
Iree_save areas,and,protection devices prior to clearing and grading,,.c Modify data labre to refrect deveropment standardi 

"ppi*"J"oy tn"Planning Board.
d. Ensure consistency off ail detairs and rayout between site and Lanoscapeptans.

BE lr FURTHER RESOLVED that ail site deveropment erements shown on thelatest electronic version of the woodfierd commons site plan No. gz0lsoogo or"*,ng.,submitted via ePrans to the M-NCppc as of the date of the staff Report,-"Liequir"o,except as modified by the above conditions of approval; and

BE rr FURTHER RESOLVED that having considered the recommendations anofil9ils:. of its staff as pres.en-ted at the hearini anJ as .et forth in the staff Report,which the Board herebv adopts and incorporaiei by reference lexcept as"mooitieoherein), .and upon consideration ot the entiie retoial tn" pranning Board FTNDS, withthe conditions of approval, that:

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

The site pran is in conformance with the preriminary pran No.120150170,approved concurrenily with this Application.

2. The development satis.fie.s tle lynding elements of any devetopment plan orschematic development ptan in effect oh Ocbber 29, 2012. -'- '-"- 
''1
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There are no previous approvars for a development plan or schematic
development plan on the Subject property.

3. The development satrsfes any green area requirement in effect on october 2g,
2014 for a propefty where the zoning ctassification on october 29, 2014 was the
result of a Local Map Amendment.

This flnding is not applicable; the zoning classification for the subject propeny on
October 29,2014 was the result of a DGtrict Map Amendment.

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

a. Development Standards
As demonstrated by the data tabre berow, the Appricant conforms to thedevelopment standards of the cRT Zone, with the foilowing o,oJiti."tionrio tn"Build-to-Area (BTA) requirements for an apartment building iTpe:

1) A reduction in the amount of buirding fagade requirecr in the front street BTA
fromTOVo to 0%; and

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

Under section s9.4.5 3.c.3 of the Zoning code, the pranning Board approves theabove modifications, which .are app-ropriate due to ine unlqu-J'p'nysicarconstraints created by the subject property's shape. The Appricaiion i",ii"t".
flom^tng BTA requirements to the minimum L'tent necessarv idr oeveiopment otthe subject property. The flag-shaped lot has minimar trontag" ;n \toodtieroRoad, .and deveropment, withit the iot's prpe stem is infeasibre. Moreover, thesite Pran incorporates design erements'that Lngage the surrounding pubricryaccessible spaces by including sidewalk access to woodfield noao" Jno tneadjacent post office and a pedestrian path to the shopping center south of theSubject Property.
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Site Plan Data Table

Development Standard Permitted/Required Approved

Total Residential Density (max) 59-4.5.3.8 1.0 FAR, 384,200 SF 0.31 FAR, 118,000 SF

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

16,901 SF 18,600 SF

Placement (59-4.5.3.C.3f

Front @ CRT 0 ft. min. 267 ft.
Rear setback @ CRT 0 ft. min. 80 ft. min.
Side setback @ R-200 (1.5x12 ft.), 18 ft. min. 44 ft. and 55 ft. min.

Parking Setbacks for surface parking Lots
- Front setback Behind front build ing line Behind front building line

Rear La ndscaping required
u nder Section 6.2.9

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

Side setback La ndsca ping req uired
under Section 6.2.9

Street trees and fence
provided

Buildint Height (feet) 55 J)
Parking Facility Internal L?ndscaping (%) 5To 1,8.5%
Parktng Spaces,

-

- MPpU (11 units) 
| 6 min. - 9 max. I

Other Residential (73 units) 73 min. - 108 max.
Total (84 units) 79 min. - 117 max, 95 min.

Loading Space Requirement (59-6,2.g.8) l Space l Space
Bicycle Parking Requirement (59_6.2.4,C) 40 (long term spaces)

2 (short term spaces)
42 total bike spaces

rrtnage (59-6.7.91 freestanding sign (2 SF for

-

- Frontage - 50 linear feet I

each linear foot of frontage)
1OO SF 1OO SF

The site Plan conforms to the form standards for transparency and brank wa s.All three buildings have elterior wars with doors window. or op"ningr'"i;;ground level which provide more than Ihe 20ok ,i"irrr'1r""".ffi;;
requirement. All three buirdings are arso designeJ so rnere are no brank wails

2,59-4 18 A2 setback compatibility.setback required along a srde or rear tot line is equal to 1.5 timesthe minimum required for a detached house on abutting propJrty in R_200 Zone.3 The parking minimums and maximums are based on a+ mutii-tamrty units, consisting of 11 MpDUs (4one bedroom, 6 two bedroom and 1 three.bedroom units) 
"no 

zg rnit. *itn fzo o."-o"oro#, :g t"obedroom and I three bedroom units). TJre finar number oi'p"tri^g spaces may be adjusted between themrnrmum and maxrmum afiowed und-er section 6.2 0f the zbnini brdinance 
"itn" 

t-i, oi o"rjrg p"rr,,based on final unit count and/or bedroom mix
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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

i. Slfe Access
The Subject froperty has adequate, safe, vehicular and pedestrian
access. The subject property shares vehicular access from woodfield
Road with the Damascus post office via a 24-toot private driveway.
Pedestrian access is also from woodfield Road via a sidewark on the
south side of the driveway that leads to the residential buildings. Another
pedestrian onry access wiil also be provided on the subject- property,s
western boundary via an existing graver pathway that wiil be extended into
the Subject property.

ii. Parking, eueuing, and Loading
Parking is appropriatery rocated and designed on the subject property.
structured parking is provided.on the-ground froor revers of euirdings R
and B. surface parking is provided in front of, and on the soutt ern Lno ot
Buirding c. of the g5 totar parking spaces on the subject eroferty, ttrere
are 54 structured parking spaces and 41 surface parring spacJs. ihe sitePlan arso provides 42 btke spaces and one road'ing sp-acb. Rdditionatty,
the Site plan includes one loading space.

iii. Open Space and Recreation

Public Open Space
The Applicant is required to provide 10% public open space. public openspace is intend.ed to be devoted to pubric use or enjoyment that attractspubric appreciation due to its rocation and amenities.' 0nder tne stanoaro
method of development, public open space must:

Abut a public sidewalk or other public pedestrian route;
Be a minimum of 1S feet wioe;
Include seating and shade; and
Be in a contiguous space.

a.
b.

The public. open space provided as part of the site pran meets therequirement noted above. The public Open Space comprises an 1g,600square-foot area located between the western boundary of the SubjectPloperty to the western sides of Buildings A and B, and also containl a1S-foot wide area that includes a grav6l trail and boardwalk along the
pubjec.t Property's western bounda[r. A path trom tf,e centrat courtyard
leads to the trair, which wiil have benches integrated into the boarowati
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that overlook a naturar wefland area pranted with a mix of shade and
flowering trees, shrubs, and other vegetation. The path and trair provides
another pedestrian rink to the nearby shopping center. The pubric open
space also includes a gravel wefland area and a large stand of trees that
will be retained along the northwest corner of the Subject property.

Recreation Facilities
The site Pran meets the recreation standards required by section 6.3.9 by
providing a tot rot, an indoor community space, an indooi fitness facirity,
four seating areas, and a pedestrian trail and boardwalk.

iv. General Landscaping and Outdoor Lighting

Landscapino
Landscaping, righting and other site features wiil be provided to enhancethe deveropment and to ensure safety for residenis and ;isit;rs. The
centrar, rectangurar courtyard area between Buirdings A and B i"",rr".flowering trees and other attractive randscaping -and 

seating'-areas.
Frowering trees, shrubs and site furnishings *itt aiso o" prwia5o at tneterrace and seating areas surrounding Build-ing C.

Outdoor Liohtinq
Lighting on the.subject ploperty wiil be 0.3 footcandres or ress arong arlproperty boundaries.. Lighting is 0.0 footcandles along tt " norr,"rnproperty boundary adjacent to the R-20'-zoned residenti"i 

"orn"'un*y. 
tnaddition to buirding righting and accent righting, pore-mounteJ.tr""i rignt.

are provided with the parking and drive aisres.

5. Tle, deveropment satisfie.s the appticabte requirements of chapters 19 and 22Aof the Montgomery County Code.

C,hap]gr 1=9. Er,ogion. S ontrol.,and Stormwater Manaoement
The Site Plan is in "onforr ontrot and
ltgr1ryatel Managem.e_nt. The Department of permitting s"rr""r,-in 

"'r"tt",dated October 26,2015, accepted the stormwater management concept for thesubject site. The stormwater management concept proio"es to mee{requireostormwater management goars via ihe use of micro urbtnration ano- a-lravetwetland.

As conditioned, the Finar Forest conservation pran compries with theEnvironmental Guidelines and the Forest Conservation law.
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A. Forest Gonservation

A Natural Resource Inventory/Forest stand Delineation (NRI/FSD) was approved
for the subject Property on March 31,201s. The NRUFSD indicates ihat the
subject Property contains approximately 0.90 acres of existing forest, 0.23 acres
of wetlands, and 0.36 acres of wefland buffer. The subject pioperty is within the
Upper Patuxent watershed; a Use lll-p watersheo.

The Applicant does not propose to physically clear all of the existing forest on the
S-ubject Property in connection with il'ris Apprication. However, aftei development
of the Subject Property, the.remaining portions of the forest stano witt no ionger
meet minimum forest stand size requirements, so for purposes of the forest
worksheet calculations all the forest are counted as cleared. Based on the landuse category and the forest conseryation worksheet, the 0.g0 acres of forestclearing resurts in a 1.Sg-acre reforestation pranting requirement for the
Application.

Under section 22A-12(g)(2)(D), the Board finds that the Appricant mav maKe anin-tieu pavment rather provide than on- or off_site refo;;ta1;;. ilie';uolect
lplerty' exctuding ac.reage previousry dedicated and used ioi ,igni-or-;r"y, i"3.88 acres. The Appricant is responsibre for pranting the on-site "wetLno 

areawith native trees and shrubs to mitigate for the wefland encroachment described
below, which reaves no priority or other pranting areas on the Subject property tomeet the 1.58-acre reforestation requirement. -

B. Wetland Encroachment

The wefland on the subject property appears to have deveroped due to man-made impacts that brocked a naturar'driinage feature. As described in the staffReport, both the U.s. Army- corps of EngineLrs and the nraryranoolpartment otthe Environment have decrined jurisdicti6n over the wefland. The Aifricant wirrencroach approximatery 1 ,600. sf (0.04 acres) into the wefland ano o,o5s sr'to. r sacres) into the wefland buffer to accommodaie the buirding r"vort, ,iiriti"., 
"no "pedestrian connection. The remainder of the wefland ana-wetiand'oun"iirt.io"

of the previousry existing wssc easement, wir be protected uv-" c"t"g".y ,conservation easement.

The pedestrian connection wiil be a crushed stone trair outside of the wetrand,and a boardwark wiil span the wefland itserf. The boardwark wiil be constructedon helical piers (screw-in pirings) to minimize construction within the weflandarea. Additionally, the railing along the boardwalk will be attacheJ to in" Lo"rowark structure and wiil. not require idditionar posts driiled into the wefland. Theuse of helicar piers wiil ailow for minimar disturbance and blockage of flow ofwater through the weflano.



MCPB No. 15-154
Site Plan No. 820150090
Woodfield Commons
Page 12

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

Avoidance
several site constraints make total avoidance of the wefland verv difficult. A
steep, 20-foot-high slope runs the entire length of the northern property line
within the rectangurar pgtlgl 0f the subject property. Addiiio;aily, two
contiguous 2o-foofwide wssc water and sewer easements run in a north
south direction through the center of the subject property, make a nrnery-
degree bend to th^e east, and then run parailer tb tne nortnein property rine for
approximately 250 feet. A second 20-foot diameter wssc water mlin runs
arong the entire southern boundary of the subject property and through the
wetrand and weiland buffer. The cumulative impacts 

'of 
ihese natuiat and

man-made constraints limit the possible locations for buildings, parking areas,driveways, fire department and emergency vehicre acces's,' ltrtitiesl storm
water management facilities and storm drainerements.

Minimization
After submitting a pre-apprication plan, the Appricant revised the site rayout tomove the buirdings to the north and east to the greatest degree possibre. Therevised pran reduces the weiland area impacts by g4% and-the weflanJ bufferimpacts by 74o/o.

Mitigation
The Applicant will offset or mitigate the environmentar impacts of the weflandencroachment through a combination of maintaining hydrorogy, invasivespecres management, and enhancing the prant materiar witnin ine wettano.The hydrorogy wiil be maintained by a modified oesign thai oi*i.-"or"
water frow to the weiland, which wil herp maintain tne hyorotogy. ihe wetrandarea wirr be enhanced through on-site invasiv" sp"ci"s rin"g"r"ni 

"nosupprementar prantings of native vegetation. The prantings wiil 6e a mix ofshade trees, flowering trees, and shiubs that are suitable for wet locations.
These prantings wiil not onry improve the appearance of the wefland but wirlprovide shade to 

_ 
prevent dry-out in summer and wit discouraoe therecurrence of invasive species, thereby enhancing the function oi tl.," *1tr"no.Additionarry, an Invasive species Minagement-pran wit be prepareo anaimptemented by the Appricant after appiovar by staff. rn" ioriion-ot *,"wetrand and its buffer that remain outside of the rimits of distuibance wiil beprotected by a Category | easement in perpetuity.
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6' The development provides safe, wetl-integrated pa*ing, circulation pafterns,
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
ap?rtment buildings. Buirdings A and B have a ground lever garage with
residential units above, and Building c has surface paiking. Adequaie siJewalks
are provided for internal circulation, and pedestrians witt be able to use a
sidewalk that links to woodfield Road and to the adjacent shopping center. Alongthe western property boundary, a four-foot wide crushed' grlver trair and
boardwalk will extend. from an existing trail to the parking tot'or tne ioiacent
shopping center. Buirding massing, open spaces, and site amenities are weil-integrated into the site pran and ailow ior safe pedestrian and vehicutar
circulation and adequate recreation for future residents.

7 The development substantially conforms to the recommendations of theapplicable master pran 
.and. 

any guidelines approved by the prantntiig eoira tnatimplement the applicable plan

The site Pran substantiaily conforms to the recommendations of the 2006Damascus Master pran. Adopted in 2006, the Master pran envisioned tnr""areas-Town center, Transition Area and Rurar Area-for Damascus and itsvicinity, and it recommended appropriate densities and zones for those areas.The Subject property is within the iown center. The tr,tastei eLn p-rlf,oseu amixed use zone for the Town center of Damascus cailed MXTC, or'Miied-UseTown center. The recenfly approved comprehensive revision to the Montgomerycounty Zoning ordinance repraced the Mixed-Use Tou- c";i";:on!'r,irin tn"cRT (commerciar-Residentiar rown) Zone, which the cornty Cou*ir'oe"reo tobe largely equivalent to the MXTC Zone.

The Master Pran envisions a Town center with murtifamiry housing optrons,rncluding affordabre housing at a moderate density. Additionar r,orsino "in tn"Town center is intended to support and renew tn6 to*nt-"r.i.iiil;;;;ercial
uses and "create a more sustainabre heart for the community.', Thi Master pran
encourages both mixed-use and residentiar developments in ftre Town center.while "[m]ixed-use buirdings are preferred in the Town c"nt"i ou"i.ingl"_r.",
single-story buildings," the Master pran encourages the creation of m"oJer"tedensity housing in the outer area of the Town center, where the suoject piJperty
is located.

In addition to affordabre housing, the Master pran recommends housing forseniors in the Town center. In pirticurar, the Master pran iaeniilL tiJ-o"r."r"
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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 plannrng
Board should ensure that new residential development direcfly adjoining existin!
single-family residential deveropment is compatible in scale, nei-ght, ano
proportion with existing homes. The plan also recommends the protectio-n of rural
vistas and the preservation of important focal points within the Town center.
Finally, the Pran recommends the proteciion of forest resources rn
environmentally sensitive areas such as weflands, floodplains, stream buffers,
and steep slopes.

The site Plan substantially conforms to these Master plan recommendations byproviding multifamily housing at a moderate density within walking oisiance or
existing commercial uses, including a grocery store. In light of thii piorirrty to
existing commercial uses and the fact tnat tne large bulk it tn" sro;.l"icroperty
is located away from .a prbric street, a fury reiidentiar oeverofnieni is moreappropriateontheSubjectPropertythanamixed-usedevelopmerii

lpponents of this Apprication a_ppeared to argue at the pubric hearing that theMaster Plan recommendation for senior houiing in the Town CeniEr-snouropreclude this development. However, the Master plan identified two iites ornerthan the subject property as idear for age-restricted housing, ino in 
"ny """u,the Master pran's use recommendation iJ not precrusive of oiher uses wiihin theTown center, particurarry moderate density housing open to row and ,oo.r"te

income renters, including seniors.

Plan sections incruded in the Apprication demonstrate that primariry onry theupper fourth level and .rooftops of Buildings A and c will o6 visibt6 from tneadjacent residences. Existhg fencing and trLes on both sio"s o] tn" plp"-rty tin"will create a natural visu.a.l buffer thaiwill largely obscure the buildings inltuOeA inthe site pran. In addition .to the randscipe buffer, tn" ui"r"i ii,,p".i-ot tn"buildings from the ldJaTlt residential devetopment wiil be reduced by thetopography of the subject property, which sits approximatery 20 feet berow ancr
170 feet away from the nearby residences. As demonstrated uy staff in the staffReport and their presentation at the pubric hearing on this Apprication, views oftfe .approved buirdings from the nearby residences wiil be minimar, and theAp-plication is compatibre in scare, height, and proportion with existing nor". onadjoining lots.

The subject Property is arso surrounded on four sides by residentiar anocommerciar uses, and construction of the approved structures wilr not impactrural vistas or Town center focar points rocated to the south of the suolea
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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 weiland. 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 subjJct
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 witl be served by adequate pubtic services and facilities,
including schoo/g 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 pubfc facilities in
its approval of Preliminary plan No. 12O1SO17O for the Subject property.

9. The development is compatibte 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 zoneJ adiacent
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 Froperty will be
screened from the homes on Beall Avenue by an approximately 3o-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 buiidings appeir to be
much lower from the adjacent property to the north because th! topography is
approximately 20 feet lower than the grade at the rear property lin! 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 ience will extend along the
length of this boundary. Buildings A and B are located at least g0 feet from the
rear of the residential properties on cRT-zoned land to the west. some existino
woodlands and some large trees will be provided within the western public ooei
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 lT FURTHER RESOLVED that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lr FURTHER RESOLVED that this site plan shall remain valid as provided
in Montgomery County Code g 59-7.3.4.H; and

BE lT FURTHER RESOLVED that this Resolution constitutes the written opinion
of the Board in this mafter, and the date of this Resolution is rlAil 2 2 2016
(which is the date that this resolution is mailed to all parties of recorCjfEfrd

BE lT FURTHER RESOLVED that any party authorized by law to take an
administrative appeal must initiate such an appeal within thifi 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
th.e Montgomery county Planning Board of the Maryland-National capital park and
Planning commission on motion of commissionei Fani-Gonzdlez, seconded by
commissioner Presley, with chair Anderson, Vice chair weirs-Harrey, and
commissioners Dreyfuss, Presley, and Fani-Gonz6lez voting in favor at its regular
meeting held on Thursday, January 14,2016, in Silver Spring, Maryland.

, Chairman
nty Planning Board


