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MEMORANDUM
DATE: July 2, 2008
TO: Montgomery County Planning Board
FROM: Rollin Stanley, Director

SUBJECT:  Planning Board Public Hearing and Work Session
on the Public Hearing (Preliminary) Dra&mendmento the MasterPlanfor Historic
Preservation FalklandApartments

Recommendation

1. Thatconcerninghedesignatiorof the FalklandApartmentgo the MasterPlanfor Historic
Preservationthe PlanningBoardrecommendo the CountyCouncilthat:

i. thetwo parceldocatedsouthof EastWestHighway be placedonthe MasterPlanfor Historic
Preservationand

ii. theparcellocatednorthof EastWestHighway(thefi n o p a th c retibé@placedon the Master
Planfor Historic Preservation

2. ThatthePlanningBoardadopta motionthatthe northparcelwill beremovedrom the Locational
Atlas automaticallyuponapprovalof a Site Planapplicationor applicationgor theredevelopmenof
theentirenorthparcel. In theeventmorethanonesiteplanis filed for the north parcel, thatparcel
will only beremovedfrom the LocationalAtlas with approvalof the certified site plancoveringthe
lastportionof the north parcelfor which no certified site planhasbeenapproved.



1.0 Issues

At the Decembe, 2007 PlanningBoardmeetingthe Boardreviewedthe FalklandApartmentsaandfound
thattheall theremainingparcelswereeligible for designatioronthe MasterPlan for Historic
PreservationAt thatmeetingthe Boarddirectedstaffto initiate a MasterPlanamendmentor the
remainingthreeparcels.

At thattime the Boardlimited reviewto thefi h i srerr icriesiabnly. Otherpotentialpublic benefits
of redevelopmenof the north parcelwerenot consideredFurther the Silver SpringSectorPlanwasnot
includedin theanalysisln 1993the SectorPlanspecificallynotedthe potentialof this north parcelfor

full redevelopmentfor increasedesidentialuse.The Plandetailedhow aredevelopmenof the north
parcelshouldbe massedThe Planrecommendationsesultedn therezoningof the north parcelto ensure
ahighresidentiacomponentn anyredevelopmenivhile thesouthparcelwasrezonedo preservehe
existingbuildings Thesubsequer2000updateof the Plankeptthesepoliciesin place.

TheMasterPlanfor Historic Preservatiorstatesherole of the PlanningBoardin decidingwhetherto
supportthe placemenbf a propertyon the MasterPlanshallmakethefollowing consideration.

i Af teeeivingthe recommendationof the Commission,the Montgomery County Planning Board
would hold a Public Hearing to make its determination, using the samecriteria, consideringthe
purposesof the ordinance and balancing the importance of the historic property with other public
interests. o

(Note:thereferencdo fi u s thasamecriteriad refersto thatusedby the Historic Preservation
Commission)

TheSilver SpringCentralBusinesdistrict (CBD) SectorPlanaswell asotherCountyinitiativeshelps to
definecurrentfipublici n t e toassigdtrsthis evaluationThisreport setsouttheDe par t ment 6 s
assessmemindweighshistoric preservatiorobjectiveswith otherplanninggoals

2.0 Site Description

TheFakland ApartmentsstraddleEast WestHighwayand 16" Streetjmmediatelynorthof Colesville
Roadin downtownSilver Spring.Theapartmentsverebuilt in two phaseoverthreeyears.Theyare
locatedon threeparcelsandarecomprisedf groupingsof two-story duplexesandthreestorywalkupsin
anarrangementf standaloneandattacheduildings. The blockssouthof East WestHighwayhasa
significantstreambed.

Of the182unitsonthenorthparcel,approximatelyl70arecurrentlyoccupied.

FalklandApartmentgarcels

A Southparcel 8.34acres 144* units Constructedn 1936/37
A North parcel 7.55acres 182units Constructedn 1937/38
A Westparcel 6.29acres 119units Constructedn 1937/38

*34 unitsdemolishedn 1990

Therehavebeensomealterationgo the Falklandcomplexovertheyears.A groupingof buildingslocated
in theso-calledDraperTriangle,eastof DraperLane,weredenvolished.These34 unitscomprised
approximately?% of thewhole. This siteis now occupiedby the LenoxParkApartmentcomplex,built in



1992.Additionally, windowsanddoorshavebeenreplacedandpavedparkingareashavebeenadded
sincetheFalklandwereoriginally built.

Thenorthparcelbacksontotherail corridorservingMetrorai, MARC commuterrail, Amtrak and
freight. Metrorail RedLine subwaytrainsmovethroughthe Silver Springstationeverysix minutes
duringpeakperiods The stationis located800feetawayfrom the eastedgeof the site.Nine inbound
MARC trainsin theamperiodandtenoutboundn the pm periodusethe station.Futureplansfor the
PurpleLine clip theeasterrmostpartof the site, necessitatingemonal of a portionor all of onebuilding.
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Thepotentialalignmentof the Purple Line would require removalof oneof the existingbuildings

Since2000,severaimid to high rise buildingshavebeenconstructedn closeproximity to the Metro
stationon bothsidesof tracks.More buildingsarebeingconstructed greaterdistanceawayasmostof
thef c | io relé@/elopmensiteshavebeenbuilt out.




3.0 Background

The ownerof the FalklandApartmentssubmitteda projectplanapplicationfor redevelopmenof the
northparcel requiringthedemoliion of the existingbuildings.Theapplicationtriggereda reviewunder
Chapter24A-10, the Moratoriumon DemolitionandAlteration of LocationalAtlas ResourcesTheintent
of this processvasto determinewhetherthe resourcemerited designatioron the MasterPlanfor Historic
PreservationUnderthis provisionthe Historic PreservatioifCommissiorevaluatedheresourcén
August2007,adoptingthe recomnendationof the preservatiorstaff thatthe FalklandApartmentshe
foundeligible for historicdesignation.

In Decembeiof 2007,the PlanningBoardapprovedhe Preservatiorstaff recommendatiofi tfind the
entireResourceeligible for MasterPlandesigra t i io addo 1 vote. Staff wastheninstructedto prepare
andprocessan Amendmento the MasterPlanfor Historic Preservatiorfor all threeparcelsof the
FalklandApartments.

A numberof importanti mi | e sirtthe plaasngregulationsandthe previouseffortsto havethe
Falklandplacedon the MasterPlan,areimportantto the consideratiorof the meritscurrently,of sucha
designation.

3.1 PreviousEffort to Placethe Apartments on the Master Plan

In Juneof 1985the PlanningBoardrecommende to the CountyCouncilii t hharmarginalsignificance
of the FalklandApartmentsdoesnot outweightheimportanceof the propertyin implementingtwo major
goalsof the Silver SpringSectorPlan:

1. Spurringeconomiadevelopmenin the Silver SpringCBD and
2. Providingadditionalresidentialopportunitiesn closeproximity of Metro.

In this evaluationthe Historic PreservatiolCommissiorhadrecommended t lihadntireFalkland
Apartmentcomplexbe designagdfor historicp r e s e r VhaRlanrorgBoardrecommendatiothat

the complexnotbe designatedvasadoptedy the CountyCouncilandonly the ACupolab u i | dasn g o
deemedsuitablefor regulationunderthe Historic PreservatiorOrdinance.

Theresolutionof the CountyCouncilwentonto recomnendthatthe appendixof the MasterPlanfor
Historic Preservatiorshouldfi i n d é .ahatthebalanceof the FalklandApartmentcomplexhasbeen
reviewedandfoundnot suitablefor regulationunderthe Historic Preservatio®®r di nanc e 0 .

The Councilaction wassubsequentlyeinforcedwhenthe 1993SectorPlanwasadoptedy boththe
PlanningBoardandCountyCouncil, resultingin zoningchangedo encourageheresidential
redevelopmendf the entirenorth parcelof the complex.

In 1999,the MarylandHistorical Trust(MHT) foundthe FalklandApartmentgo beeligible for listing in
the NationalRegisterof Historic PlacesThis determinatiorwasmadeaspartof the Section106review
for StateHighway Administration(SHA) projectMD 390atMD 410.The MHT finding of significance
wasmadein light of a Suburbanizatiomistoric Contextstudydevelopedor SHA which establishedhe
significanceof the FederaHousingAdministration(FHA) in United States(US) suburbanization.

In 2002,Preservatiorstaff contractedwith a consultingfirm to undertakea surveyof the Silver Spring
CBD to ascertairwhich propertiesn the CBD mayhavehistoricor architecturakignificance This
projectwasdonewith agrantfrom the Silver SpringRegionalCenterandwaspartof therequired
mitigationfor the 1998demolition of the Silver SpringArmory. The FalklandApartmentsvereoneof



severakesourcegarmarkedn this study. The PlanningBoardplacedthe FalklandApartmentsonthe
LocationalAtlas andindexof Historic Sitesin 2005.

3.2 Silver Spring SectorPlan
Historic Preservation

The 1993SectorPlanincludeda chapteron Historic Preservationit statedthatfi | enaluatingsitesfor
historicdesignationit is importantto considerotherpublic interestssuchas

A revitalizationof the CBD:
A greatecommercialdevelopmenasameansor increasinghe economicbaseof the CBD; and
A thedesirabilityof housingneartransit,in relationto the historicr e sour ces . 0

ThePlanalsonotedthathistoric sitesshouldbeintegratednto newdevelopmenandstatedthattheland
usechaptemprovidedthe guidanceto this end.Thelandusechaptercalledfor redevelopmentf the north
parcelandpreservatiorof the southerrparcelaswill bedescribedelow.

The1993SectorPlanreaffirmedthe previouslydesignatedhistoric sites(includingthe Cupolabuilding at
theFalklang andindicatedthatthreesiteson the LocationalAtlas (not Falklandbuildings)wereeither
beingconsideredor desighationor shouldbe consideredThe SectorPlanalsorecommendedtudyof the
old Silver Springfire stationfor designation

The2000CBD SectorPlanalsohada sectionon Historic ResourcesT hetextindicatedthat historic
resourceshouldbe usedto revitalize the downtown.Previouslydesignatechistoricresourcegincluding
the Cupolabuilding) werereaffirmedandthe SectorPlancalledfor sitesonthe LocationalAtlas andthe
old Silver Springfire stationto be consderedfor historicdesignationlt did not call for anynewsitesto
beevaluated.

Zoning

Thecurrentzoningfor the northblock of the Falklandwasrecommendeih the 1993 Silver SpringSector
Plan.ThatSectorPlanspecificallysingledout the north block of the FalklandApartmentgor potential
redevelopmenfior a greaer amountof housing.Priorto 1993the site hadCBD-2 zoningwhich alloweda
full rangeof redevelopmendptionsincludingofficesandcommercialactivity to atotal floor arearatio
(FAR) of five timesthelot area

The 1993SectorPlanresultedin thenorthparcelbeingrezonedo CBD-R1 which remainsthe curent
zoning This zoningreducedhe overall FAR to atotal of three,but cappedhenonresidentialusesat 0.6
FAR andtheresidentialat 2.4 FAR. The key however wasensuringhatthe bulk of thefloor areawould
be usedfor residentialusesthusachievingthe objectivesof the SectorPlan.

Therelevantsectionof the planis asfollows.

i T tpramaryissueaffectingthe FalklandApartmentsconcernghe preservatiorof gardenapartmentasa
housingtypein the Silver SpringCBD. The ownerof the Falklandhasexpressedninterestin
redeelopinga portion of the site. This Planrecommendsezoningthe Falklandpropertynorthof East
WestHighwayfrom CBD-2 to CBD-R1.0

This northparcelof the Falklandwasidentified specificallyasa site for potentialhousingwith ayield of
778units. The 1993SectorPlanspecificallydescribedhe possiblemassingor a newdevelopmenbnthe
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northparcel,callingfor i t hoehernportionof the Falklandto includea mix of housingtypesto include
low, mediumandhigh rise structureswith the higherbuildingsorientedawayfrom EastWestHighway
andthenbeingsteppediownalongthe Highwayto provideanappropriatdransitionto the Falklandunits
onthesouthsideoftheHi ghway . 0

The SectorPlanwenton to statethatfiln orderto encouragereservatiorof the FalklandApartments
southof EastWestHighway,includingthe CupolaBuilding, this Planrecommendsezoningthis portion
from CBD-1to R-20. ®heseblockssouthof EastWestHighwaywerespecificallyrezonedo reducethe
developmenpotentialof the 8.34acresouthparcelandthe 6.29acreWestParcel Accordingto the 1993
SectorPlan,fi t preservatiorof housingatthe Blairs, the southerrsedion of the Falklandandother
locationds stronglyencourage® (Note1 the FalklandApartmentsvereR-20 prior to 1975atwhich
pointthe CBD zoneswereimplementedn the zoningordinance.)

The2000Silver SpringCDB SectorPlanretainedthe higherzoning for the north parcelandthelower

zoningfor the otherparcels.This action,coupledwith the objectivesof that SectorPlanto createmore
housingandemploymenbpportunitiesreinforcesthe goal of redevelopinghenorth parcelfor higher
residenial densitiego achievethe broaderpublic benefits/ goals.

Both the PlanningBoardand CountyCouncilon threeseparatectionsconfirmedthefull redevelopment
potentialof the northparcel.

A the 1985denialto placethenorthparcelonthe MasterPlan for Historic Preservation
A the1993SectorPlandesignatiorfor redevelopmentf the north parcelandthe subsequergoningfor
redevelopment

A the2000SectorPlanreaffirmedthe zoning
3.3 Other RelevantEvents
Thefollowing timeline highlightsotherrelevantconsiderationso the matter.

1985 theentirecomplexwasconsideredy boththe PlanningBoardandthe CountyCouncilfor
placemenbnthe MasterPlan for Historic Preservatiofout only the Cupolawasconsidered
eligible andsubsequentliistedin the mastemplan

1990 theblock of the Falklandwestof DraperLane(six two storeybuildings)is clearedfor
constructiorof the Lenox ParkApartmentg1992)

1993 thenorthparcelof the Falkland(the block currentlysubjectto redevelopmenplans)is rezonedto
CBD-R1,asrecommenddin the Silver SpringSectorPlanwhich identifiesthis block for
redevelopmentwhile the southparcelandthewestparcelarerezonedR-20

1999 theMarylandHistorical Trustfinds the FalklandApartmentseligible for listing in the National
Register

2000 theupdatedSilver SpringSectorPlanreaffirmsboththe CBD-R1 zoningandthe concepiof
redevelopinghe northparcel

2002 Silver SpringCBD Historic Surveycompleted partof thearmorymitigation) andthe Falkland
Apartmentsis identified asa propertyof potentialhistoricor architecturakignificance

2005 PlanningBoardplacesheFalklandApartmentsonthe LocationalAtlas andindexof Historic
Sites

2006 applicationfor a projectplanto redeveloghenorthblock is madeby the FalklandApartment
owners



2007 theHistoric PreservatiolCommissionHPC)andthe PlanningBoardfind all threeblocksare
eligible for designatiorwhile the PlanningBoardpostponesliscussioron weighingthe meritsof
preservatiorwith otherpublic objectives

2008 theHPCrecommendshatall threeparcelsbe designatedn the MasterPlanfor Historic Places
4.0 Factsand Findings

All of the FalklandApartmentsvould qualify for listing in the MasterPlanfor Historic Preservation
basedbn the historical meritsof the buildings However,weighingii d e s i gana@heniceth@ 0
preservatiorof the buildingson the north parcel,againsthe currentSectorPlan,zoningandotherpublic
objectives)eadsthe Departmento the conclusiorthatreplacingthe buildingson the north parcelwith a
newdevelopmenat considerabhhigherdensitiescanachievea higherpulic objectivethanwould
preservation

4.1 DevelopmentOptions

To providethe PlanningBoardwith acomprehensiveiew of the public benefitsassociatedvith different

scenariosthreesituationswereconsidered.

A completepreservatiorof the buildingson the north parceli understandinghatall or partof one
building maybe demolishedor constructiorof thefi P u rLp Ines 0

A partialdemolitionof the buildingson the northparcelbackingontotherail corridorandtheir
replacementvith mid risebuildingsup to 143feetin height

A demolitionof all buildingson the north parcelandnewconstructiorof buildingsof differentsizes
steppingupin heightto therail corridoralongwith acommitmentoy HomePropertiego providea
rangeof housingopportunitiesphysicalimprovementsandretail uses

Thefull retentionoptionwasnot consideredsachievingthelevel of the public objectivesexpressed
throughthe sectorplan.

Partial Redevelopment Option

Renderingof newconstructionalongtherail corridor only.



Full Redevelopment Option

Renderingof newconstructiorthat could occurif thenorth parcelis clear & that complieswith themassingdescribedn the
1993SectorPlan whenthe currentzoningwasimplemented

Theii f ule d e v e | aptomdepictedherereflectsthe massingobjectivesdescribedn the 1993
SectorPlanandpermittedby the currentzoning. The Planstateghatii h i dpdildingsshouldbe oriented
awayfrom EastWestHighway andbe steppediowntowardsthe southto provideanappropriate
transitionto the southparcelof the Falkland ®hezoninghighlightsthatthe PlanningBoardandCounty
Councilcontemplatedhe redevelopmento ensurehigherresidentialdensitiesonsistentvith the goalsof
thesectorPlan.

42 Historic Merit

Preseration staff hasidentifiedthe FalklandApartmentsasmeetingCriteriala,1d, 2a,and2d of Section
24A-3 of the MontgomeryCountyHistoric PreservatioOrdinanceThe highlightsof rationalepresented
atthe Decembemeetingareasfollows.

the buildings weredesignedy architectLouis JustemenanimportantWashingtorareaarchitecton
themid 20" century

the projectwasconstructedn two phase§ 178unitsonthesouthparcelin 1936and1937,and301
unitsonthewestandnorth parcelsfrom 1937to 1938

thebuildingsarerepresentativef the earlygardenapartmenbuilding type, built in groupsand
integratednto a naturalsetting,arounda courtyardand?2 to 3 storiestall

the FalklandApartmentds the earliestexampleof gardenapartmentsn the Countyandrankswith
landmarkpropertiedike ColonialVillage in Arlington andChathanVillage in Pittsburgh

in termsof planninghistorythe FalklandApartmentsvasthefirst largerentalprojectin the State
wherethe mortgagevasbackedby the newFederalHousingAdministrationunderthe New Deal Era
thesiteplanis a distinguishingfeaturewith landscapedourtyardsyaryingsetbackspathwaysand
greenspacesll reflectiveof thegardenapartmentnovement
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