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Chapter 1: Introduction

There is widespread agreement in the preservation community that historic preservation essentially is Smart Growth, but this argument has not been critically examined in relation to all types of historic resources. Historic resources built after the rise of the automobile and planned with the automobile in mind may not reflect the Smart Growth principles as well as older historic resources do. Some of these suburban communities lacked mixed-use buildings, were not walkable, did not have compact building design, and did not have a diversity of housing options. Conflicts can arise when owners, developers, and politicians want to demolish historic buildings that they believe do not fit into their plans to promote Smart Growth ideals. Despite these tensions, some of the development patterns of these suburbs will almost always correspond with both historic preservation and Smart Growth principles regardless of the type of resource. 

In recent years, surveys have shown that Americans do not like sprawl, and that they support Smart Growth principles such as reinvesting in older, existing communities.
 Many in the preservation community view these survey results as an opportunity to argue that historic preservation essentially is Smart Growth. According to Elizabeth Pianca, writing in the National Trust Forum (2000), “since historic preservation offers alternatives to sprawl, the results from many public opinion surveys can be used strategically by preservation advocates to craft messages for their organization, advance preservation policies with elected officials, and attract media attention to the benefits of preservation.”
 Because many of the goals of preservation and Smart Growth are similar, preservationists are able to use the popularity of the Smart Growth movement to further their preservation goals.

Some in the preservation community stress the link between the two movements. In a 1999 National Trust report, Constance Beaumont wrote, “we see historic preservation as a major alternative to sprawl… historic preservation is thus a big part in the solution to the problem of sprawl.”
 Similarly, Donovan Rykema has written and spoken about the connection between Smart Growth and preservation. In a recent speech he said, “if a community did nothing but protect its historic neighborhoods it will have advanced every Smart Growth principle. Historic Preservation is Smart Growth. A Smart Growth approach that does not include historic preservation high on the agenda is missing a valuable strategy and is stupid growth, period.”
 Rykema has also created a list of reasons why historic preservation is Smart Growth.
 This list is compelling in that it encourages people to view historic preservation as a means to a larger goal: stopping sprawl and encouraging smart development patterns. The list’s items, however, relate primarily to more traditional historic communities that were built before the rise of the automobile.
This paper will examine the argument that ‘Historic Preservation is Smart Growth’ in the context of suburban developments built from the 1920s to the 1940s, and will explore the early development of Silver Spring, Maryland, which represents one type of historic resource that does not fit neatly into the argument. Silver Spring is located in Montgomery County, Maryland, and is a inner-ring suburb of Washington D.C. Silver Spring provides a good case study not only because of the way it grew in the first half of the twentieth century, but because of more recent large-scale redevelopment surrounding the Metro station. This development has caused debate over how to address historic buildings that are located near the station. Owners, developers, and politicians have argued that they should be able demolish historic buildings in order to increase density and create a new revitalized downtown near the mass transit stop, changes that they believe are in keeping with Smart Growth principles.

             Aerial of Downtown Silver Spring, 1950


Silver Spring was developed starting in the 1920s. Development boomed throughout the 1930s and 1940s because of the expansion of the federal government during the Great Depression, and because of the building and commercial boom that followed the conclusion of World War II. The suburb grew to be a major commercial center during this time. While development in Silver Spring had some elements of the older main-street style of organization, some complexes and buildings were built as responses to the automobile with the need for parking in mind.

Within the larger Silver Spring case study, this paper will examine several buildings that represent the commercial development history of Silver Spring, including the Silver Theater and Silver Spring Shopping Center complex, the Hecht’s Building, and the Falkland Apartments complex. The Silver Theater and Shopping Center was built in 1938 as a comprehensive shopping center in the art deco style. The shopping center was unique in that much of its design was based around the need for including parking close to the buildings. The Hecht’s Building, built in 1946, represents the spread of retail from downtown Washington to the suburbs. In a major nod to the automobile, the designers of the building decided to orient the front of the building to the surface parking lots, literally turning its back on the main street. The Falkland Apartments were built between 1936 and 1938 as a garden apartment complex. This garden apartment design gave traditional urban apartment dwellers a different housing option, one of low-density buildings surrounded by natural open spaces.

Two critical questions will be addressed by examining these case studies. First, does the blanket argument that ‘Historic Preservation is Smart Growth’ relate to all historic resources in all locations, or does it not apply to some resource types, such as suburbs planned around the automobile? Second, can the arguments for Smart Growth and those for historic preservation be balanced when the two approaches collide?

Little research has been done to determine whether the ‘Historic Preservation is Smart Growth’ argument is correct for all types of historic resources. There are only a few sources that describe even the general relationship in any detail. Donovan Rykema’s list of reasons, “Why Historic Preservation is Smart Growth,” is one of these sources. This list, however, largely assumes that the resources in question are the more traditional, older historic resources. By focusing on Silver Spring as a case study, this paper will examine suburban development within the context of Rykema’s list.

Chapter 2: Historic Preservation and Smart Growth Principles
The following discussion examines the ten Smart Growth principles developed by the Smart Growth Network and whether or not historic properties correspond with these principles. The first five principles usually correspond with traditional properties, but not necessarily with newer resources. The next three principles almost always correspond with all types of historic resources. The last two principles listed focus more on the decision making process.

Smart Growth principles that do not always correspond with historic preservation principles:

Mix Land Uses:

One Smart Growth principle is to have development that incorporates a mixture of uses. The mixing of uses such as residential, commercial, open-space, and institutional use is important to having a community that is exciting and lively.
 This mixing of uses makes it convenient for people to walk, and lowers their reliance on cars. On the one hand, living in a mixed-use community can improve one’s quality of life because it means having better access to services and public transportation.
 Sprawl, on the other hand, is characterized by a separation of uses, which forces people to drive to each use separately. 

One way that Smart Growth advocates suggest mixing uses is to encourage ground-floor retail and upper-level residential uses in buildings.
 This is how a lot of historic main streets were originally designed and built, allowing residents of the upper floors easy access to retail areas by walking. Referencing this traditional form of development, preservationists argue that historic preservation represents this Smart Growth principle. This was not the case, however, for suburbs built around the automobile. After the car became popular, uses could be built farther apart, which pushed people to rely on their cars more. This separation of uses and reliance on the automobile does not correspond with this Smart Growth principle. 

Take Advantage of Compact Building Design:

Another Smart Growth principle is compact building design/ dense development. This principle relates to other Smart Growth elements because having compact buildings means people can more easily walk between them, and it means that public transportation can better serve these areas.
 This type of design is becoming increasingly popular because people want to live in neighborhoods with many amenities in close proximity, are becoming frustrated with traffic problems, and want public resources to be used efficiently.
 This principle supports designs that have higher-density centers, have a mix of uses in walking distance of each other, have easy access to public transportation, and have a range of housing in close proximity.
 A community with a compact design does not necessarily have every inch of space taken over by high-rise buildings; it is ideal for communities to have open space, gardens, and greenways to bring some more relaxing rural elements to dense areas.
 

To achieve compact building design, Smart Growth proponents encourage the use of traditional neighborhood design, which was the type of design used prior to World War II.
 Accordingly, Smart Growth advocates approve of the design of many historic resources because these communities were constructed using compact designs, with a mix of uses in walking distance, and a with variety of housing options. Smart Growth proponents argue that existing neighborhoods should be rehabilitated because these older areas already have the ideal elements of compact building design. Preservationists agree because this method encourages the re-use of historic buildings and the preservation of historic communities. Some historic communities, however, were not built with compact building design. Many American buildings built in the 1920s to 1940s were only one story and spread over more land than buildings built with traditional neighborhood design. Buildings from the era do not always occupy an entire lot; often part of the lot is devoted to parking spaces.

Create a Range of Housing Choices and Opportunities:

The third Smart Growth principle is to have a range of housing choices and opportunities. Communities should have a diversity of housing options so that a variety of people from different income levels and demographic groups can live there.
 Smart Growth advocates consider creating a range of housing to be an essential part of designing a Smart Growth community.
 Providing affordable housing, for example, is important to economic development; it is essential to provide living space for individuals at all income levels who want to live and work in the area.

Preservationists argue that historic buildings tend to provide more of a diversity of housing options and that, as a result, many historic buildings meet this principle’s criteria. Historic housing tends to vary more than new housing in terms of sites, qualities, types, and styles. Historic housing sometimes is more affordable because the old building fabric and features may not be considered as desirable as modern, state-of-the-art houses and high-rise apartment buildings. This diversity of housing helps to bring a variety of people into historic neighborhoods.
 Unlike older communities, some of the communities that were developed from the 1920s to the1940s, and especially those that boomed after World War II, had little diversity in housing types, and were composed primarily of single-family detached houses. In this period some suburban residents even opposed the building of multi-family complexes in or near their single-family neighborhoods.

Create Walkable Communities:

Another Smart Growth principle is having communities that are walkable. In order to have a successful walkable community the area should have destinations that are close together, have compact development, be safe from both crime and traffic, have pleasant pedestrian routes that are direct, and have designs that encourage pedestrian travel.
 According to the Federal Highway Administration, walkable communities “encourage pedestrian activity, expand transportation options, and have safe and inviting streets that serve people with different ranges of mobility.”
 In order to encourage walking, communities should make walking a pleasant experience by providing pedestrians with shade from trees, and separation from cars.
 Ideally, parking lots should be situated where they do not detract from the pedestrian experience, or decrease the walkability of the community.
 A community will most likely be walkable once the other Smart Growth principles such as mixed use and compact development are implemented.
 If a community is walkable, residents will not have to use their cars as often. The Urban Land Institute has found that having walkable, compact developments allows people to drive 20 to 40 percent less than if development were not walkable and took place in the outer suburbs.

Many historic communities are walkable because they have mixed uses and compact development. People do not have to rely on their cars for short trips within these communities, and as a result they are more likely to walk instead of drive.
 Donovan Rykema argues, “if we are to expect citizens to use their cars less, and use their feet more, then the physical environment within which they live, work, shop, and play needs to have a pedestrian rather than a vehicular orientation.” Many historic neighborhoods traditionally had this pedestrian orientation.
 Historic suburbs that were built in the 1920s through the 1940s, however, lack a mix of uses and compact building design and are not as walkable as these older historic neighborhoods. Rather than being built to be walkable, they were built with an automobile-oriented design.

Provide a Variety of Transportation Choices:

The last principle in this section is to provide the community with transportation options. If there are good alternatives to using a car, then people are more likely to use these alternatives and not drive as often.  There is a lot of public interest in facilitating different forms of transportation, including mass transit, biking and walking.
 Improving transportation choices can come in the form of planning and development (providing bike paths and pleasant walking paths), incentives and regulations (changing state insurance policies to create a pay-as-you-drive system, introducing value pricing), and programs (to facilitate bicycling programs and car-sharing).

Many historic communities developed around transportation links, such as railroads, so they traditionally had a variety of transportation options. If railway lines still exist, it is possible to reestablish stations along them, or to run subway lines adjacent to the railroad lines to provide a mass-transit option for these communities. Some of the communities that grew in the 1920 to 1940 time period, however, were established exclusively along a newer form of transportation network: the road or highway. The location of these communities not only encourages but almost dictates the use of the automobile as opposed to of a variety of transportation types. Some automobile-oriented developments, however, were built near old transportation links, and some already have mass-transit stops. These communities may provide some of the best opportunities for transit-oriented, or transit-adjacent development, and Smart Growth projects.

Smart Growth principles that always correspond with historic preservation principles:

Foster Distinctive, Attractive Communities with a Strong Sense of Place:

One important Smart Growth principle is for communities to be distinctive, attractive, and have a sense of place. This principle is a reaction to the new sprawling developments that are generally unattractive and homogeneous. According to the Smart Growth Toolkit, “by preserving and maintaining the buildings and natural environments that make our communities unique, we are creating places of lasting value that serve as focal points for the current community and future generations.”
 This statement acknowledges the importance of preserving the character of historic resources because these resources easily fulfill this Smart Growth principle. Historic communities tend to be unique and beautiful because of the historic and varied styles of architecture, and because of the way that these communities were designed. Even the historic suburbs that were built from the 1920s to the1940s that did not have mixed-use or compact design were often distinctive, attractive, and unique. Therefore, even these communities can usually fulfill this Smart Growth principle. However, there may be some cases when run-down historic communities are less attractive and distinctive than a new mixed-use development.  While this principle aligns with the majority of historic resources most of the time, each community must be assessed on a case-by-case basis.

Preserve Open Space, Farmland, Natural Beauty, and Critical Environmental Areas:

Another Smart Growth principle is to preserve open space, farmland, natural beauty, and critical environmental areas. If the other Smart Growth principles, particularly compact building development and mixed-use development are used in a community, there is less need to develop open space and farmland.
 Not only does this principle preserve farmland and open space, it also protects water quantity and quality, creates more physical activity opportunities, and reduces infrastructure costs.
 Preservationists argue that if historic neighborhoods are revitalized, and if historic buildings are rehabilitated, then there is less need to develop open space and farmland.
 There are many historic neighborhoods that are not being used to their maximum potential because they have abandoned buildings or vacant lots. If these existing neighborhoods were being used to their maximum potential, there would be less pressure to develop on farmland in the outlying suburbs. Donovan Rykema argues, “no new land is consumed when rehabilitating a historic building.”
 No new greenfields are destroyed when existing buildings are rehabilitated, even if they are low-density and sprawling buildings.

Strengthen and Direct Development Towards Existing Communities:

The last Smart Growth principle in this category is to strengthen and direct development towards existing communities. This way, infrastructure that already exists can be used, and new infrastructure does not have to be created.
 Smart Growth advocates argue that existing communities can usually accommodate more growth by rehabilitating existing buildings, developing brownfields, and by adding infill development.
 Infrastructure already exists in historic areas because it was created when these neighborhoods were originally built.
 This principle is preservation-friendly because its goal is to have development in existing communities, many of which are historic. This principle encourages development in all types of existing communities, including those built in response to the automobile. The only concern with this principle in regard to historic resources is that increased development pressure can encourage owners and developers to tear down historic buildings that are in the way of new developments.

The two remaining Smart Growth principles:

The last two Smart Growth principles are to: make development decisions predictable, fair, and cost effective; and encourage community and stakeholder collaboration in development decisions. These principles relate more to the process of planning. Whether properties are historic or not may have little effect on the decision-making process.  While historic preservation may be fair, cost effective, and encourage community and stakeholder involvement, for the purposes of this paper the process is less important than the outcome.

Chapter 3: Silver Spring Case Study
Silver Spring is a municipality in lower Montgomery County, Maryland, and was an early suburb of Washington, D.C. Much of Silver Spring’s first wave of development happened in the 1920s to 1940s period. Silver Spring represents a type of historic resource that has unique historic character, but that also has some of the elements of sprawl. This is the type of historic resource that does not fit neatly into the argument “Historic Preservation is Smart Growth” because its development did not correspond with all the Smart Growth principles. This community was developed largely in response to the automobile, and it did not have the same compact building design, mix of uses, walkability, or range of housing prices found in many older historic communities. The development in Silver Spring covered previously undeveloped land, and encouraged people to live in the suburbs and commute into the city just as residents of outlying suburbs do today. Richard Longstreth, writing before Silver Spring’s recent redevelopment in the late 1990s, described it as follows: 

Silver Spring has the kind of business district long ridiculed by persons who profess concern about the design of cities. It is a stereotype of settings used to illustrate the alleged evils of urban sprawl. It seems to have no true center or memorable spaces; it is bereft of distinguished architecture; it is visually discordant; it appears to lack purpose-- beyond a quick financial return-- and certainly lacks any sense of civic identity. Downtown Silver Spring is, in short, a testament to what many believe is wrong with the expansion of metropolitan areas over the past half-century.

Despite its somewhat sprawling nature, there are significant and attractive historic buildings in downtown Silver Spring that should not be discounted. These buildings represent a historic resource type and therefore much of their significance is tied to their development and design. The following is a history of the development of downtown Silver Spring with a focus on whether the elements of the downtown correspond or contrast with Smart Growth principles.

Silver Spring’s Development History


Silver Spring is largely a product of the twentieth century. The area did not have a significant population until after World War I, and larger scale development did not begin until 1921. The earliest commercial development occurred along Georgia Avenue, close to the original train station.
 The buildings along Georgia Avenue were built in the more traditional main street design; they were two-story and three-story buildings that filled their lots, and had fronts adjacent to the sidewalk and facing the street.

Historic buildings along Georgia Avenue in the 1920s


The 1920s saw higher levels of residential development, as well as more commercial development with the movement of major chain stores into the area. Much of the residential development was in subdivisions of detached houses, many of which were bungalows.
 There was excitement over the paved streets in subdivisions such as the Blair subdivision, built in 1925.
 By the 1930s, over sixty stores were open in Silver Spring and there was enough population in suburban locations to support larger scale commercial development.
 In 1938 the Silver Theater and Silver Spring Shopping Center complex was built, and provided a centerpiece for commercial development in the area.
 Despite this, most Silver Spring residents continued to shop in downtown Washington prior to and throughout World War II.


A development boom forming during World War II helped to turn Silver Spring into a commercial shopping destination. The boom happened because there had been little building during the war, and there were many consumer goods coming on the market after the war due to pent-up demand.
 Commercial shopping centers in the suburbs of Montgomery County started to compete with the downtown Washington, D.C., department stores. As a result, the department stores’ leadership decided to locate branches of their stores in Montgomery County starting in the mid-1940s.
 Silver Spring caused the biggest threat to the downtown stores as it offered a convenient alternative to shopping downtown.
 One of the reasons that Silver Spring was a successful commercial center was because it had large, modern stores with lots of parking and space for future growth.
 Another reason for the success of Silver Spring was E. Brooke Lee’s post-war development plan.


In 1944 E. Brooke Lee created a development plan for Silver Spring. E. Brooke Lee was a local politician, land developer, and Montgomery County political boss, and his plan had two main goals: to expand the commercial area in downtown Silver Spring so that large-scale business development could occur, and to buy enough land to provide 2,200 parking spaces in public parking lots so that shoppers could park easily when they came to Silver Spring.
 The Maryland National Capital Park and Planning Commission (M-NCPPC), which was based in Silver Spring, helped to sponsor this plan, which was completely realized in just five years.
 This plan helped promote automobile-oriented development downtown Silver Spring.

                      Cartoon about Parking in Silver Spring and Bethesda, 1949


The relatively new idea of having local governments provide free parking was just starting to be accepted at this time, and this concept was a crucial part of Lee’s plan that helped Silver Spring become a major commercial center.
 Silver Spring’s ability to advertise and provide free parking gave it an advantage over other suburban shopping districts like Bethesda, Maryland.
 All the public open space that the planning commission bought in Silver Spring was thus turned into parking lots, and not into parks or plazas.
 Parking lots were a critical component of Lee’s goal, parks and green open spaces were not. Lee also did not include libraries, schools, churches, or playgrounds in his plan for Silver Spring because he was focused primarily on promoting commerce and business; he believed these other types of uses should be located solely in residential areas.
 This is part of the reason that Silver Spring was not a mixed-use community: Lee’s plan promoted a separation of uses. 

Lee’s plan, however, had some elements of walkable design. The plan placed the public parking lots on the interiors of lots and not directly along the main streets.
 Many of the shops also faced major roads such as Colesville Road, and had traditional large window displays. This shows the mixing of old and new development ideas at the end of the 1940s.

Image of Colesville Road, 1971


Lee’s plan was unique in that he determined its two goals before development started. Instead of reacting to negative development, Lee proactively determined his vision for the community, and laid out a plan to achieve it.
 Lee’s plan was one of the most ambitious and successful plans for a suburb before 1950, and led to Silver Spring being the most prominent shopping area in the Washington, D.C., region outside of downtown Washington, D.C., by 1949.


Some development projects in Silver Spring in 1949 speak to the sprawling and automobile-dependent nature of the area. In that year the Bank of Silver Spring built the first drive-through teller window in Montgomery County.
 Also, the Silver Spring store that Sears, Roebuck and Company opened in 1949 was the chain’s first to have a separate service station for “one-stop automobile service.”
 As with other sprawling areas, this type of auto-dependent development gave rise to heavy traffic around the intersection of Colesville and Georgia avenues, and across the area by the end of the decade.


The principles employed in Silver Spring’s commercial development were used by other commercial centers in the suburbs in the 1950s and 1960s. The developers of the Woodward and Lothrop building at Friendship Heights provided parking spaces that radiated from the store so that shoppers would have a shorter walk to the store.
 This parking concept was based on the idea of having parking adjacent to the store that the Silver Spring Shopping Center initiated, but it was more effective because the designers of this development learned from Silver Spring’s mistakes. Another development based on Silver Spring’s plan was Wheaton Plaza, a suburban mall that was built between 1954 and 1960. Wheaton Plaza had parking spaces surrounding the mall and room for expansion for more stores. Wheaton Plaza became the fourth biggest shopping hub in the United States in the 1960s and drew consumers who had previously shopped in Silver Spring.
 By the end of the 1960s, consumers were no longer shopping in earlier suburban areas such as Silver Spring, and instead were going to indoor malls such as Wheaton Plaza and Montgomery Mall, which opened in 1968.
 Just as Silver Spring had helped cause Washington’s commercial decline, these new malls contributed to Silver Spring’s decline by luring away its customers.

Silver Spring’s development and Smart Growth Principles


Silver Spring’s development is a blend of the older, historic, main street style of development, and the newer sprawling type of development that became the hallmark of suburbia. Silver Spring’s development does not easily correlate with some Smart Growth principles, such as mixed uses, compact building design, and walkable neighborhoods. 


In Silver Spring, residential, commercial, industrial, and open space uses were separated. The commercial and industrial sectors were divided by the train tracks. While there were a few garden apartment complexes relatively near the commercial core, the majority of the residential areas were farther from the commercial area and were composed of single family houses. Unlike many traditional historic developments where the first floors of main street buildings were designed for commercial uses and the upstairs for residential uses, in Silver Spring residents did not live above the stores or in the commercial area. Also, open spaces such as parks tended to be in residential areas rather than commercial areas because of E. Brooke Lee’s development goals.

           Aerial view of downtown Silver Spring in the early 1960s with intersection of 

           Georgia Avenue and Colesville Road in the center.


Some of the buildings in Silver Spring were of similar density to those in traditional downtowns, but many were lower density because they only had uses on one floor. The Silver Spring Shopping Center, one of the focal points of development in Silver Spring, was a low-density building. Not only was it only one story, the front of the building was set back from the sidewalk to allow parking in front of the store. In more traditional downtowns, buildings would take up as much of the lot as possible in order to maximize floor space. Other building complexes such as the Falkland Apartments are lower density developments because they are garden apartments with lots of open space around the buildings, and the buildings are only a few stories high. This is in contrast to new, high-rise apartment buildings being built surrounding the Falkland Apartments with the intention of increasing density. As a result, the owners of the Falkland Apartments have argued that they should be able to demolish some of the older garden apartments in order to replace them with high-density buildings.


Silver Spring was somewhat walkable, but only once consumers had parked their cars. There was a large emphasis on providing parking for customers because the majority of people who lived, worked, and shopped in Silver Spring relied on their cars. However, the majority of the parking lots in Silver Spring were located on the interiors of lots so that stores could line the main thoroughfares as they had historically. The commercial core of Silver Spring’s downtown was walkable because the stores were directly adjacent to each other; most of the lots were not very large and the building fronts lined the streets.
 This represents the continued use of some elements of traditional commercial design.


Along with storefronts facing the streets, some other elements of Silver Spring’s development are in keeping with Smart Growth principles because they were carry-overs from traditional, historic, design approaches. The downtown of Silver Spring developed around a concentrated center because E. Brooke Lee advocated this type of development, and did not want “shoestring” development along the major roads.
 Also, many of the buildings built before 1950 in Silver Spring are distinctive and attractive, which gives the residents a sense of place.

Individual Silver Spring Case Studies


Buildings such as the Silver Spring Shopping Center and Silver Theater complex, the Hecht’s Building, and the Falkland Apartments represent the early development of Silver Spring. While these buildings may not be the typical, grand, historic buildings typically associated with historic preservation, they are significant to the history of Silver Spring, and give Silver Spring a distinctive sense of place.

Silver Spring Shopping Center and Silver Theater


In the mid-1930s, developers started looking to the suburbs as ideal locations to build shopping centers.
 Silver Spring was one of these suburbs, and John Eberson of New York designed the new Silver Spring Shopping Center and Silver Theater complex, which opened in 1938.
 The Shopping Center and Silver Theater are referenced together because they are connected, they are the same architectural style, they were designed by the same architect, and they were built at the same time. Eberson designed the complex in the new, streamlined, art deco style. Mark Walson, a historian for M-NCPPC, describes the style as being a combination of art deco and streamlined moderne.
 This style was in sharp contrast to previous shopping centers that were being built to look like townhouses in various revival styles including Tudor revival.
 At the time when the Silver Spring complex was built, most commercial structures were being designed in this sleek, streamlined style.
 Part of the reason that this style became popular was because its elements could be mass-produced, which saved money, a definite advantage during the Great Depression of the 1930s.

Image of Silver Shopping Center on center and right of the picture, and the Silver Theater with the marquee that says “Silver” from early 1950s

At a time when the majority of stores were developed without taking parking into consideration, Eberson designed the Silver Spring Shopping Center with the car in mind.
 The result was the first full-service shopping center in Montgomery County to be designed around the car.
 Eberson created a parking lot in the front of the shopping center by providing a deep setback for the front façade. There were also large parking lots to the rear of the building. Many of the stores had two entrances: one in the front of the building, and a second in the back that led to the rear parking lot.
 According to a newspaper article announcing the opening of the store, the motto of the center was “park and shop” because it provided parking and stores.
 The center also had a small gas station located in the front of the lot, making the center the “first ‘modern’ full-service automobile-oriented shopping center in Montgomery County.”
 When the Silver Theater opened in 1938, it opened as a Warner Brothers Theater.
 Eberson, the architect of the complex, was a noted theater architect.
 An advocate of luxury and elegance in movie palaces, he achieved this in his 1938 art deco Silver Theater.

               Aerial view of the Silver Spring Shopping Center and Silver Theater, 1941.

The Silver Spring Shopping Center and Silver Theater complex was built to meet the needs of the residents of the Silver Spring community as well as those of nearby communities.
 The purpose was to design a center so that residents could do their shopping close to home, and so they would not have to travel into Washington, D.C., to do their errands and shopping. Just as the shopping center lured shoppers from Washington, the theater drew theatergoers from the old movie houses of Washington. Some people were concerned about this loss of patronage as evidenced by a Washington Post article written in 1936. In this article, headlined “New Theater construction Continues to Threaten Maximum Patronage in Capital’s Downtown Area,” Nelson B. Bello explains how the theater will pull patrons from downtown theaters partly because going to the theater in the suburbs would be more convenient for suburban residents.
 This type of fear was justified as suburban development led to the decline of many American inner cities during this time period.

Smart Growth Principles and the Silver Spring Shopping Center and Silver Theater


The design of the Silver Spring Shopping Center and Silver Theater achieves some of Smart Growth’s development goals, but not as easily as more traditional main street retail areas do. The center is walkable, but only after patrons park their cars. A Washington Post article written in 1938 praised the center for not having a “haphazard placement of miscellaneous stores and shops,” which made it easier to walk within the complex.
 The importance of parking, however, shows that the patrons relied on their cars, something that Smart Growth advocates dislike. The center is relatively compact compared to newer shopping centers, but cannot be considered dense. The center is only one story, and does not take advantage of the whole lot because of the parking areas. The center has a mix of retail and entertainment uses such as shops, restaurants, and a theater, but has no residential or office space component so it cannot be considered truly mixed use. The style and design of the center and the theater help to make it distinctive and attractive, which helps to give Silver Spring residents a sense of place.

Outcome


As suburban malls opened in Wheaton and Bethesda, shoppers slowly stopped shopping in Silver Spring. As a result, the area declined so that by the late 1980s the center and theater were in states of disrepair. In the late 1980s residents debated what to do with the center. Newspaper articles from the time describe various options ranging from demolition to total restoration. The business community wanted to create a high-density development on the site, while preservationists wanted to maintain the low-rise character of the center.
 Preservation of the building would mean that 50 percent of the allowable density of the site would not be used.
 As a result, developers would not want to develop the site unless the lost density could be used elsewhere. Preservationists pointed out that it would be possible to transfer development rights to another site to solve this problem, and that other funds could be raised by putting an easement on the property, or by taking advantage of tax incentives.
 Those who advocated for full restoration suggested that high-density buildings could be built on the parking lots behind the building to help increase the overall density of the site.
 Those who wanted new development argued that the site was in a serious disrepair, had “dubious historic value,” and was not likely to be successful in a market so different from that of its heyday. They also believed little could be done with the site without tearing down the building, and thought one way to mitigate the impact of the demolition would be to use the art deco theme of the building in the new development project.
 Perhaps part of the reason that those who supported demolition believed the building was not significant was because it was in a modern architectural design (a style that many people do not appreciate), and because it was only 48 years old at the time (technically not old enough to be evaluated for significance on the National Register.)
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BEFORE: Silver Spring Shopping Center in 1988
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AFTER: Silver Spring Shopping Center in 2009


In the late 1990s when Montgomery County started drawing up plans for the revitalization of downtown Silver Spring, instead of viewing the center and theater as a low-density and obsolete structure, politicians and others viewed it as the centerpiece of the revitalization project. Douglas Duncan, Montgomery County Executive, viewed the theater as the element that would draw people from all around the area to Silver Spring. He argued that the restored theater would help to lure other tenants to the downtown.
 Duncan predicted that the restored theater “will give the town center a regional attraction and bring tremendous prestige and credibility… it’s the linchpin of this project.”
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Photograph of Silver Theater, 2009

In 1998, Montgomery County and the American Film Institute (AFI) struck a deal whereby the county would pay $7.8 million to restore the building, would lease the theater to AFI for $10 a year for 10 years, and would subsidize ticket sales for the first three years of operation. The Silver Theater would be the second AFI-run theater in the country (the first was at the Kennedy Center).
 The theater was impeccably restored and now serves as a popular community gathering place. The shopping center was also rehabilitated and now houses popular restaurants and stores. Both buildings were creatively integrated into a successful new downtown development project that has a community plaza and numerous stores and restaurants.

                Top: picture of original interior of Silver Theater

                Bottom: picture of interior of Theater after restoration.
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                Photograph of Ellsworth Drive, Silver Spring, 2009 with back of Hechts Building
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                Pictures of downtown Silver Spring’s development 2009

Hecht’s Building


Construction began on the Hecht’s department store branch in downtown Silver Spring in 1946. The arrival of the Hecht’s store helped spark retail development in the downtown, and it helped turn Silver Spring into a major retail center.
 The store was modern and streamlined. Its extremely simple façade had no ornamentation or details except a rounded corner. According to architectural historian Richard Longstreth, “on the exterior, Hecht’s pushed new limits of simplicity.”

                            Photograph of the Hecht Company Silver Spring Store


The setting of the building was unique in that it did not face the main road, but rather turned its back to Colesville Road to face the surface parking lots.
 The reason for setting the building this way was so that patrons could easily park their cars in the nearby lots and walk into the store.
 Hecht’s management saw this as a convenient alternative to a location on the crowded major roads.

                             

             Aerial map of downtown Silver Spring including Hecht’s Building.


This concept of having a large store surrounded by parking lots is one that was subsequently used in designing suburban malls and shopping centers. Once again, developers took the ideas that were first used in Silver Spring and transformed them in a more effective way. Later, those in charge of the design of the Silver Spring Hecht’s said that they realized that it was a mistake to locate the building the way they did. They regretted the setting because they were unable to expand the building, the county parking lots were not adequate, and they had no control over what retail growth happened around them.
 This kind of realization led to the creation of suburban malls surrounded with adequate parking lots, and thus space for expansion.

Smart Growth Principles and the Hecht’s Building


The decision to build a Hecht’s store in the suburbs shows the changes in consumers’ attitudes toward shopping in the nearby suburbs versus in downtown Washington. This movement to the suburbs was the beginning of what was to be a massive change in the way that American retail operated. This type of movement is what spurred the creation of malls in the suburbs. The way the store was built to face the back parking lots as opposed to the main street shows a new movement towards the importance cars and parking lots in developing retail stores. In some ways the Hecht’s building was a precursor to big box stores. The store was essentially a big box, and was situated in the middle of surface parking lots. Unlike recent big box development, however, the Hecht’s store was near other retail and main street shops, and it had multiple floors stacked instead of spreading out over a large expanse of land.

Outcome

The Hecht’s Company moved its store from Silver Spring to nearby Wheaton Plaza in 1987. In the early 1990s, large post-modern style addition that extended to Colesville Road was added to the original building. The enlarged building was converted into a mall of discount stores and renamed City Place.
 The building was not threatened in the way that the Silver Spring Shopping Center was because it was already a dense building. Also, the building could easily be renovated into a mall, which was considered the optimal design for retail at the time. Many praised the new development because Silver Spring had been run-down for so long. Others, however, criticized how far this style of development deviated from the original main street feel of the area when it was first developed.
 While the mall opened to great enthusiasm, it became run-down over time, stores started to move out of the building, and consumers started shopping elsewhere.

                            [image: image9.jpg]



                                Addition to Hecht’s Building 

                                 at Corner of Colesville Road and Fenton Street.

Today, a number of restaurants that are part of the main street revitalization of the downtown have been cut into the façade of City Place to try to create a link between the newer street retail and the interior of the mall. This contrast between the liveliness of the street and the quietness of the mall shows how successful traditional neighborhood design can be as opposed to shopping mall design.
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Photographs of Hechts Building and new development on Ellsworth Avenue.

Falkland Apartments


The Falkland Apartments are located on three of the four corners of the intersection of East West Highway and 16th street. The complex was designed by architect Louis Justement and was built in two phases between 1936 and 1938
 The complex was constructed in response to a shortage of affordable housing as a result of the Depression.
 The complex had both a government loan and government mortgage insurance from the new Federal Housing Administration.
 Eleanor Roosevelt cut the ribbon at the opening of the Falklands in 1937, showing the government’s support for these kinds of projects.
 

                    Aerial View of Falkland Apartments, 1955.


The apartments were the first example of garden apartments in Montgomery County, and they were one of the earliest examples of such housing in the country.
 Ebenezer Howard started the garden city movement in England at the turn of the nineteenth century. Henry Wright and Clarence Stein brought the movement to America.
 Howard wanted to create housing complexes that had both urban and rural features to lure people from the problem-ridden cities into the country.
 The characteristics of these complexes included landscaped courtyards, staggered setbacks, buildings that were two-stories to three-stories tall, trees, winding pathways, lots of open space, and the preservation of natural features.
 

          Photograph of exterior of one building in Falkland Apartment complex

Falkland Apartments and Smart Growth Principles


Garden apartment designers advocated for low-density buildings surrounded by open spaces. The Falklands not only complied with these design ideas, they surpassed them. While the garden city movement recommended 40 percent open space in a complex, 80 percent of the first sector of the Falkland Apartments was devoted to open space.
 Also, the complex has relatively low-density buildings; the first section has eighteen units per acre on ten acres, while the second section has twenty-two units per acre on almost fourteen acres.
 While this is considered a relatively low-density complex now (especially in comparison to the high-rise apartments surrounding the Falklands), at the time this complex was considered to be high-density for the suburbs.
 The majority of housing in the county was single-family detached houses; there was only one other multi-family building built in Montgomery County in the late 1930s.

Outcome


Many in the preservation community, including the Maryland Historic Trust, acknowledge that the Falkland complex is eligible for listing on the National Register, and has a high level of integrity. The property is on the Locational Atlas and Index of Historic Sites in Montgomery County. In 1990, the section of the complex located closest to the Metro station was demolished to build the Lenox Park apartments, a 17-story, 400-unit, high-rise apartment building.
 The owners of the Falklands property want to undertake a similar project on the north parcel of the complex. The owners argue that because the parcel is zoned for high-density residential, is only 800 feet from the Metro station, and since that the Silver Spring Sector Plan promotes transit-oriented development, that they should be able to demolish the buildings on the northern parcel and build a high rise complex in its place.
 At a M-NCPPC Historic Preservation Commission review board hearing held on February 27, 2008, the owners argued that, “the proper decision to promote intense residential uses on the northern portion of the Falklands, i.e., the section next to the Metro, is consistent with the principles of Smart Growth and transit-oriented development,”
 


This debate over whether or not to demolish the buildings continues. The Montgomery County Historic Preservation Commission has repeatedly ruled that all three parcels have historic value and that the northern portion should not be taken off of the Locational Atlas. In July 2008, the Montgomery County Planning Board ruled that some kind of development should take place on the parcel. They recommended either a mixture of high-rise buildings closer to the train tracks in addition to the original buildings, or having all high-rise buildings.
 The board did not consider full retention of all of the historic buildings as an option because, according to them, it would not achieve the “level of public objectives expressed through the sector plan.”
 

The Silver Spring Armory


The history and development of Silver Spring cannot be discussed without mentioning the Silver Spring Armory, which was a victim of the redevelopment of the downtown. The Armory was a gothic revival brick building with a castellated front built in 1927 by state architect Robert Harris for the Maryland National Guard.
 This building replaced the function of the first armory, which was built in 1914 by E. Brooke Lee and Frank L. Hewitt, the organizer of Company K of the first Maryland infantry.
 The Armory not only represented the National Guard system and the association of the Montgomery County chapter of the Maryland National Guard, but it also symbolized local urban development in Silver Spring during the interwar period.
 The dedication of the Armory was a big event in the town’s development, and the building served as a social and recreational center throughout the 1930s and 1940s.
 The National Guard eventually left the Armory and it was closed in the 1970s. In 1977, however, the building was renovated and from then on it was frequently used once again as a community gathering place.
 The building had historic value, was on the Master Plan for Historic Preservation in Montgomery County, and was listed on the Maryland Inventory of Historic Properties. 

Historic Photograph of the Silver Spring Armory

The developers of the Silver Spring project, as well as many residents, argued that the building needed to be torn down because it could not be easily adapted for retail use, and there was a need for a multi-story parking garage on the Armory lot.
 These parties also argued that they wanted to build a project that had street-facing retail, that was pedestrian-scaled, and that had a town center.
 While the developers argued that they wanted to implement these traditional design principles for new buildings, in doing so they would demolish a building that represented the time period of these traditional principles. In an opinion piece in the Montgomery Gazette, Christine Morgan argued, “We have developers promising to build us a traditional downtown once most of our original downtown is moved.”
 While the developers promoted a transit-adjacent development with Smart Growth elements, the development promoted demolishing a historic building in order to build a large parking garage. Thus, the development actually promoted automobile use, which is what Smart Growth plans try to avoid. 

The demolition underwent various levels of review including review by the Montgomery County Historic Preservation Review board, and also the Maryland Historic Trust. Rodney Little, Director of the Division of Historical and Cultural Programs of the Maryland Department of Housing and Community Development, said that he believed that in ordering demolition, the County balanced both historic preservation as well as public interests and made an effort to consider alternatives to demolishing the Armory.
 While he accepted the need to demolish the Armory, Little proposed some mitigation measures including putting an easement on the Silver Spring Shopping Center, creating a permanent exhibit on the history of the Armory, and undertaking additional recording of the Armory before it was demolished.
 The building was demolished in October of 1998.

Chapter 4: Conclusion

In order to successfully preserve all types of historic resources, it is essential for the preservation community to take a critical look at how these resources relate to popular movements such as the Smart Growth movement. Preservationists cannot assume that all historic resources will fit nicely into arguments expressing the connection between Smart Growth and historic preservation. While some historic resources may not correlate perfectly with Smart Growth principles, it does not mean that they should not be preserved. Many times a creative Smart Growth plan can successfully integrate the architecture and significance of these historic buildings into development plans.


Conflicts may arise when owners and developers want to tear down historic buildings in order to build high-density buildings in their place. These parties are not looking at the larger picture of Smart Growth or incorporating as many principles as possible into their plans. They are disregarding principles such as fostering distinctive, attractive communities with a strong sense of place. It is essential that the preservation of historic buildings be a primary consideration in development projects. Communities like Silver Spring show that it is possible to integrate historic resources into Smart Growth development plans, and thrive economically.
Silver Spring represents a type of historic resource whose development is a blend of traditional development ideals, and newer, sprawl-like elements. As a result, it does not correlate as well with Smart Growth principles as the design of most older historic communities do. Despite this, a successful revitalization project that kept much of the old, historic fabric while surrounding it by higher-density development has been successful in Silver Spring. This new development satisfies many of the Smart Growth movement’s principles. Part of the reason for the push for new development in downtown Silver Spring, and the project’s success, is because of the downtown’s close proximity to a Metro station. The successful revitalization in Silver Spring shows that even with this type of newer historic resource, if the historic buildings are retained, and creative Smart Growth-style development is in-filled around them, the area can be a successful, lively community.

While it can be argued that it is sustainable to preserve historic communities like Silver Spring, preserving some historic communities may not be sustainable. Those communities that are truly automobile-dependent because they do not have transportation options, and that can only be accessed by a highway, are not sustainable communities. When people are unable to drive as much as a result of the end of cheap oil, these communities may no longer be viable. The question then arises: how should we preserve the historic resources in these types of communities? These are the communities that historic preservationists will have to address in the coming years as these resources reach the 50-year threshold of significance of the National Register of Historic Places.

 Appendices

Why Historic Preservation is Smart Growth By Donovan Rykema
Reason One: Public Infrastructure. Almost without exception historic buildings are where public infrastructure already exists. No new water lines, sewer lines, streets, curbs, gutters required. 

Reason Two: Municipalities need financial resources if they are going to grow smart. Vacant, unused, and underused historic buildings brought back, to life are also brought back as tax generating assets for a community. 

Reason Three: New activities-residential, retail, office, manufacturing-in historic buildings inherently reinforce the viability of public transportation. 
Reason Four: If we are to expect citizens to use their cars less, and use their feet more, then the physical environment within which they live, work, shop and play needs to have a pedestrian rather than vehicular orientation. That’s Smart Growth. 

Reason Five: Another element in the drive to encourage human movement by means other than the automobile is the interconnection of uses. Based on the foolishness of post World War 11 planning and development patterns, uses have been sharply separated. Historic neighborhoods were built from the beginning with a mix of uses in close proximity. Cities with the foresight to readjust their zoning ordinances to encourage integration of uses are seeing that interconnectivity reemerging in historic areas. 
Reason Six: As a strong proponent of economic development, I am certainly glad the phrase is Smart Growth as opposed to no growth. Smart Growth suggests that growth has positive benefits and I would agree that is true. At the same time we cannot say we are having Smart Growth regardless of how well it is physically planned-if at the 

same time we are abandoning existing assets. The encouraged reinvestment in historic areas in and of itself revitalizes and revalues the nearby existing investment of both the public and private sectors. 
Reason Seven: We see periodic headlines about some real or imagined "Back to the City" movement. Certainly people moving back to the core of a town or city of any size have a positive impact on a whole range of environmental goals. Well, across America, and in many places here in New York State, people are indeed moving 

"back to the city." But almost nowhere is it back to the city in general. In nearly every instance it is back to the historic neighborhoods and historic buildings within the city. We need to pay attention to market patterns, and if it is back to historic neighborhoods to which people are moving, we need to keep those neighborhoods viable for that to happen. 

Reason Eight: Smart Growth ought to imply not just physical growth but economic growth. And economic growth means new jobs. But who is creating the new jobs in America? Not General Motors, or IBM, or Kodak. Eighty-five percent of all new jobs in America are created by small businesses. And for most small businesses there are 

few costs that are controllable, but there is one: occupancy. Barring massive public subsidies, you cannot build new and rent cheap. Older and historic buildings often provide the affordable rent that allows small businesses to get started. 
Reason Nine: Business districts are sustainably successful where there is a diversity of businesses. And that diverse business mix requires a diverse range of rental rates. Only in downtowns and older commercial neighborhoods is there such diversity. Try finding any rental-rate diversity in the regional shopping center or the so- called office park. There ain’t none. Older business districts with their diverse rents are Smart Growth. 

Reason Ten: Smart Growth ought to be about jobs. Let me distinguish new construction from rehabilitation in terms of creating jobs. As a general rule new construction is 50 percent labor and 50 percent materials. Rehabilitation, on 

the other hand, is 60 to 70 percent labor. While we buy an HVAC system from Ohio, sheetrock from Texas and timber from Oregon, we buy services of the carpenter and plumber, painter and electrician from across the street. They subsequently spend that paycheck for a hair cut, membership in the local Y and a new car, resulting in a 

significantly greater local economic impact dollar for dollar than new construction. The rehabilitation of older structures is Smart Growth. 

Reason Eleven: Solid waste landfill is expensive in both dollars and environmental quality. Sixty to 65 percent of most landfill sites are made up of construction debris. And much of that waste comes from the razing of existing structures. Preserving instead of demolishing our inventory of historic buildings reduces that construction 

waste. Preserving instead of demolishing our inventory of historic buildings is Smart Growth. 

Reason Twelve: Its critics have pointed out that so-called New Urbanism is neither new nor urban. But I don’t think anyone here could dispute that in most instances, at least. New Urbanist development is fully compatible with the goals of Smart Growth. I would argue that New Urbanism reflects good urban design principles. But those 

principles have already been at work for a century or more in our historic neighborhoods. The sensitive renewal of those neighborhoods is Smart Growth. So are you starting to get the picture? Let me be briefer with the rest of the list. 

Reason Thirteen: Smart Growth advocates a density of use. Historic residential and commercial neighborhoods are built to be dense. 

Reason Fourteen: Historic buildings themselves are not liabilities as often seen by public and private sector demolition advocates, but are assets not yet returned to productive use. 

Reason Fifteen: The rehabilitation of older and historic neighborhoods is putting jobs where the workers already are. 

Reason Sixteen: Around the country historic preservation is the one form of economic development that is simultaneously community development. 

Reason Seventeen: Reinvigorating historic neighborhoods reinforces existing schools and allows them to recapture their important educational, social and cultural role on a neighborhood level. 

Reason Eighteen: No new land is consumed when rehabilitating a historic building. 

Reason Nineteen: The diversity of housing sites, qualities, styles and characteristics of historic neighborhoods stands in sharp contrast to the monolithic character of current subdivisions. The diversity of housing options means a diversity of human beings who can live in historic neighborhoods. 

Reason Twenty: Historic preservation constitutes a demand-side approach to Smart Growth. I’m not at all opposed to acquiring greenbelts around cities or development rights on agricultural properties. Those are certainly important and valuable tools in a comprehensive Smart Growth strategy. But they only reduce the supply of land to be developed; they do not address the demand for the new use of that land. The conversion of a historic warehouse into 40 residential units reduces the demand for ten acres of farmland. The economic revitalization of Main Street reduces 

the demand for another strip center. The restoration of an empty 1920s skyscraper reduces the demand for another glass and chrome building at the office park. Again, I don’t mean to be remotely critical of supply side strategies, but without demand side responses their successes will be limited at best.
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