


l he evolution of American suburbs

from 1830 to 1960 can be divided
into four stages, each corresponding to
a particular chronological period and
named for the mode of transportation
which predominated at the time and
fostered the outward growth of the city
and the development of residential
neighborhoods:

1. Railroad and Horsecar Suburbs,
1830 to 1890;

2. Streetcar Suburbs, 1888 to 1928;

3. Early Automobile Suburbs, 1908 to
1945;

4. Post-World War II and Early
Freeway Suburbs, 1945 to 1960.

The chronological periods listed above
should be viewed as a general organiz-
ing framework, rather than a fixed set
of dates, thereby allowing for overlap-
ping trends, regional influences, and
variations in local economic or social
conditions. Within each period, a
distinctive type of residential suburb
emerged as a result of the transporta-
tion system that served it, advances in
community planning and building
practices, and popular trends in design.

The following overview examines the
major national trends that shaped
America’s suburbs, including the devel-
opment of urban and metropolitan
transportation systems, the evolution of
building and planning practices, a
national system of home financing, the
design of the residential subdivision, and
trends in the design of the American
home.

In 1890 at the urging of real estate devel-
opers, the Burlington and Quincy Railroad
built an attractive and comfortable suburban
station at Berwyn, lllinois, nine and one-half
miles west of downtown Chicago. (Photo by
Charles Hasbrouck, courtesy Hllinois Historic
Preservation Agency)
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TRANSPORTATION

TRENDS IN URBAN
AND METROPOLITAN
TRANSPORTATION

The laying out of new transportation
routes, using new technologies, spurred
the outward movement of suburban
development. New circulation patterns
formed the skeleton around which new
land uses and suburbs became organ-
ized. Farmland near the city was ac-
quired, planned, and developed into
residential subdivisions of varying sizes.
Separate from the city, new subdivisions
were designed as residential landscapes,
combining the open space, fresh air,
and greenery of the country with an
efficient arrangement of houses.

Railroad and Horsecar
Suburbs, 1830 to 1890

With the introduction of the Tom
Thumb locomotive in 1830, the Balti-
more and Ohio Railroad became the
first steam-powered railroad to operate
in the United States. Soon after, rail-
road lines rapidly expanded westward
from major northeastern cities, making
possible the long-distance transporta-
tion of raw materials and manufactured
goods. On the eve of the Civil War, an
extensive network of railroads existed
in the eastern half of the United States,
connecting major cities as far west as
Chicago.

Seeking new sources of revenue,
railroad companies started to build
passenger stations along their routes
connecting cities with outlying rural
villages. These stations became the
focal points of villages that developed
in nodes along the railroad lines radiat-
ing outward from cities. Land develop-
ment companies formed with the pur-
pose of laying out attractive, semi-rural
residential communities.

Railroad suburbs offered the upper
and upper-middle classes an escape
from the city to what historian John

Stilgoe has called the “borderland,”
where rural countryside and the city,
with its modern amenities, merged. The
railroad simultaneously provided
access to the center city while insulat-
ing communities from the urban, lower
classes who could not afford the high
cost of commuting, creating what histo-
rian Robert Fishman has called a
“bourgeois utopia.’s

By the mid-1860s, railroad commut-
ing was well established in many cities.
Outside Philadelphia, “mainline” sub-
urbs developed along the route of the
Pennsylvania Railroad at places such as
Swarthmore, Villanova, and Radnor.
Lines from New York City extended
north and east to Westchester County,
Long Island, and New Haven, Conn-
ecticut, and west and south into New
Jersey. In 1850, 83 commuter stations lay
within a 15-mile radius of the city of
Boston. The building of a railroad
south of San Francisco in 1864 stim-
ulated the rapid growth of a string of
suburban towns from Burlingame to
Atherton.6

Outside Chicago, which rapidly
developed during the railroad era,
extensive new suburbs took form in
places such as Aurora, Englewood,
Evanston, Highland Park, Hinsdale,
Hyde Park, Kenwood, Lake Forest,
Wilmette, and Winnetka. Eleven sepa-
rate railroad lines operated in the city
between 1847 and 1861, and by 1873 rail-
road service extended outward to more
than 100 communities. The most
famous was Riverside, a Picturesque
planned suburb west of the city, devel-
oped by Emery E. Childs of the River-
side Improvement Company. Designed
in 1869 by Olmsted, Vaux, and Com-
pany, Riverside would become a highly
emulated model of suburban design
well into the twentieth century.7

Revolutionizing cross-city travel in
the 1830s, horse-drawn cars provided
the first mass transit systems by offering
regularly scheduled operations along a
fixed route. Due to the introduction of
the horse-drawn omnibus and later the




imnre efficlent hasrse-druwn streetear
that aeperated on mlls, the perimeters of
many citles began o expand in the i§5oa
By il6a, horsecar systems operated in
Mewr York, Baltimore, Mhiladelphia,
Pittsbirgh. Chicaga, Clacinmat, Modi-
trval, and Bostan. "

Horse-draan cors ineressed the dis-
tance one could commuote in one-hali
hour fram peo io three miles, thereby
extending the distance between the cens
ter city and land desirble for residential
developmient from 13 b0 almos! 30 square
miles, Horsecar tracks followed the main
roads racisting out from the center city
toward the emerging railroad suburbs
an the periphery. Teansportation began
1o influence the geograply of sockal and
eonnomibe class, as the cost of travellng

bBetween hatme wnd work determined
whwre different groups soitled. The mbd-
dle ond working clusses settled in neigh-
horhoods closer to the central clty acces-
alhle by horse-drawn cars, while those
with higher lcoimes settled in the rall-
rivad] subiirbs.®

Following the precedent of Central
Park in Mew York City in 1858, large,
publicly-funded, noturalistic parks
began 1o appear in many of America's
rapidly industrislizing cities. Aimed at
improving the quality of life, they offered
city dwellers the pefreshing experience
of open space, nafural scenery, and ou-
door recreation. In cities such as Boffalo,
Brookdyn, Boston, and Louisville, the
desire to connect purks with the central
city mnd sach ather resulted in the cne-

atinn il parkoways and boulevards that
were essentially extensions of park
carrioge roads. Characterized as wide,
iree lined rondways affon running along-
slcle natural brooks and streams, these
roads guickly became deslrable corri-
dors along which new neighbarhoods
and suburban estmes were built for
thime wenlthy enough to travel by horse
and carringe.

Streetcar Suburbs, 1888 to 1928

The iniroeduction of the first electric-
powered sireetear system o Richmond,
Virginia, in 1837 by Frank | Sprague
ushered in a new period of suburban-
geation. The electric streetcar, or tralley,
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Early Auiomobile Suburbs:
mof o 1945

The introduction of the Model-T outo-
mobile by Henry Ford in 1go8 spurred
ihe third stage of suburbanization. The
rapid adoption of the muass-produced
aitomobile by Americans led to the
creatiom of the putomobile-oriented
saburh of single-family howses on
spacious lots that has become the

guintessential American landscape of
the twentieth century

Beiween 1gio, when Ford began pro-
ducing the Model-T on & massive scale,
afid pgyo, automobile registrations in
the United States increased from
455,000 to nearly 22 million, Auto-
mohile sales grew astronomically:
2,374,000 cars in 1922, more than
oo, 00 snmanlly from mgzy bo igad,
and nearly four and a half million in
sty before the stock market ceashed,

Bird's eye view (1904) of Shaker Square,
ouifeide Clevelang Ofin, chows the franst
rigfel-of-vaiy [Pantied Shopemg cerdec neanly
aprrment houser and outheng sibantions
of dietactard fiowses which ainacied fesceniy
fo e ey v poradedl fowe of Shalas
Hevphen v the sarly decades of the Berhanh
teAfiry (Pholt by Enc Aahainessn, couTesy
iy HSRor Presardaiaon (s

L
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LAND USE AND SITE DEVELOPMENT

SUBURBAN LAND
DEVELOPMENT PRACTICES

The basic landscape unit of residential
suburban development is the subdivi-
sion. The development process starts
with a parcel of undeveloped land,
often previously used for agricultural
purposes, large enough to be subdiv-
ided into individual lots for detached,
single-family homes and equipped with
improvements in the form of streets,
drainage, and utilities, such as water,
sewer, electricity, gas, and telephone
lines. In other suburban neighbor-
hoods, groups of attached dwellings
and apartment buildings would be
arranged within a large parcel of land
and interspersed with common areas
used for walkways, gardens, lawns,
parking, and playgrounds.

Developers and the
Development Process

Until the early twentieth century, most
subdivisions were relatively small, and
suburban neighborhoods tended to
expand in increments as adjoining
parcels of land were subdivided and the
existing grid of streets extended out-
ward. Subdivisions were generally
planned and designed as a single devel-
opment, requiring developers to file a
plat, or general development plan, with
the local governmental authority indi-
cating their plans for improving the
land with streets and utilities. Homes
were often built by different builders
and sometimes the owners themselves.
As metropolitan areas established
large public water systems and other
public utilities, developers could install
utilities at a lower expense and often
used enhancements, such as paved
roads, street lighting, and public water,
to attract buyers. Early planned subdi-
visions typically included utilities in the
form of reservoirs, water towers, and
drainage systems designed to follow the
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natural topography and layout of
streets. Power plants and maintenance
facilities were also included to support
many of the larger planned develop-
ments of multiple family dwellings.
Historically the subdivision process
has evolved in several overlapping
stages and can be traced through the
roles of several groups of developers.

The Subdivider

Beginning in the nineteenth century,
the earliest group of developers, called
“subdividers,” acquired and surveyed
the land, developed a plan, laid out
building lots and roads, and improved
the overall site. The range of site
improvements varied but usually
included utilities, graded roads, curbs
and sidewalks, storm-water drains, tree
planting, and graded common areas
and house lots. Lots were then sold
either to prospective homeowners who
would contract with their own builder,
to builders buying several parcels at
once to construct homes for resale, or
to speculators intending to resell the
land when real estate values rose. Land
improvement companies typically
organized to oversee the subdivision of
larger parcels, especially those forming
new communities along railroad and
streetcar lines. Most subdividers, how-
ever, operated on a small scale—laying
out, improving, and selling lots on only
a few subdivisions a year.29

The Home Builder

By the turn of the twentieth century,
subdividers discovered they could
enhance the marketability of their land
by building houses on a small number
of lots. At a time of widespread real
estate speculation and fraud, home
building helped convince prospective
buyers that the plan on paper would
materialize into a suburban neighbor-
hood. Subdividers still competed in the
market through the types of improve-
ments they offered, such as graded and
paved roads, sidewalks, curbs, tree

plantings, and facilities such as railroad
depots or streetcar waiting stations.
These developers continued to view
their business as selling land, not hous-
es, and the realization of subdivision
plans took many years.3°

The Community Builder

The term “community builder” came
into use in the first decade of the twen-
tieth century in connection with the
city planning movement and the devel-
opment of large planned residential
neighborhoods. Developers of this type
were real estate entrepreneurs who
acquired large tracts of land that were
to be developed according to a master
plan, often with the professional
expertise of site planners, landscape
architects, architects, and engineers.
Proximity to schools, shopping centers,
country clubs and other recreational
facilities, religious structures, and civic
centers, as well as the convenience of
commuting, became important consid-
erations for planning new neighbor-
hoods and attracting home owners.3

Community builders, such as
Edward H. Bouton of Baltimore and
J. C. Nichols of Kansas City, greatly
affected land use policy in the United
States, influencing to a large extent the
design of the modern residential subdi-
vision. Nichols’s reputation was based
on the development of the Country
Club District in Kansas City—an area
that would ultimately house 35,000 res-
idents in 6,000 homes and 160 apart-
ment buildings. Because they operated
on a large scale and controlled all
aspects of a development, these devel-
opers were concerned with long-term
planning issues such as transportation
and economic development, and
extended the realm of suburban devel-
opment to include well-planned boule-
vards, civic centers, shopping centers,
and parks.32

To promote predictability in the
land market and protect the value of
their real estate investments,
community builders became strong



sdvocates of mn.ir‘ and subdivison
rl.-n;tﬂd:lmh. Wichols and other l:nding
meirtbers of the Matiomal Association of
Real Estate Boards (MAREB) sought
alliances with the MNational Conference
o City Planning (NCCP), American
Civic Associntion (ACAL and American
City Mlanning Instiute (ACPI) to bring
the issues of suburban development
within the realm of city planning.2*
Commumnity builders often sought
expertise from several design profes-
sions, Including engineering, landscape
architecture, and architectare. Asa
eesalt, their subdivisions tended 1o
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reflect the maost up-l.nrl:ll.le Frl.nl:llﬂﬂ.
of design; many achieved high artistic
quality and conveved a strong unity of
design. Hir ml,rlnaun l:l.r!El.l"}' wrilten
deed restrictions, as o private form of
zoning, they exerted controd over the
character of their subdivisions,
attracted certain kinds of home buyers,
and profected real estate valoes. Many
became highly emulated models of sub-
urban life and showeases for period
residential design by established local
or regionnl masiers,

Higtowic wiew (o T840 of Codanial Village,
Adingtan, Wingmma, fhe G Fid-approved
lme-sraie rerdal community Begun in 1935
with fmancirg from the Sew vock Ldfe
irsrane Company IF was ife e of many
sach profects by operame fealder CGustane
Ry wihich capitakred an i imurance nis-
iy’ neag for spcore invesments and he igan
pratectod affered under the ABbonal Hodsing
Act of 1834, Deugned by anchviert Hamey
imnmch and Frances Koenig in fhe Grorglan
Resal Siple, e commurty wat wifivenced
by mociefr of Amencan Gangen City pdanning,
particisarly Chatham Wilage and Wond Wsar |
TmmLnITEL nch as Sease Vilage and
Tonstin. (Phafo cowtesy Libvary of Congress,
Thenoor Honsdcmad Collection, neg (LC-HG14-
2457001
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authorizing member institutions,
primarily savings and loan associations,
to receive credit secured by first mort-
gages. This was an important and last-
ing step in organizing the system of
mortgage financing that remains in
place today. Legislation in 1938 created
the Federal National Mortgage Assoc-
iation, commonly known as “Fannie
Mae,” to buy and sell mortgages from
member institutions, making additional
money available for home mortgages.39

Home Owners’ Loan Corporation

When the Roosevelt Administration
began in 1933, home foreclosures were
occurring at a rate of 1,000 per day.
Through the emergency Home Owners’
Loan Corporation, established by law
June 13, 1933, the Federal government
forestalled the avalanche of foreclo-
sures and began to stabilize real estate
values. For the first time, home owners
were able to secure home loans that
were fully amortized over the length of
the loan—in this case 15 years at five per-
cent rate of interest. Although the
short-lived program lasted only three
years, it was considered a success eco-
nomically and set an important prece-
dent for the use of long-term, low-
interest amortized home mortgages,
which would a year later become the
foundation of the FHA mortgage insur-
ance program.4°

Federal Housing Administration (FHA)

The creation of a permanent, national
program of mutual mortgage insur-
ance, under Title I of the National
Housing Act of 1934 signed into law by
President Franklin D. Roosevelt on
June 27, 1934, revolutionized home
financing and set in motion a series of
events that effectively broadened home
ownership. The FHA was authorized to
provide Federal insurance for privately-
financed mortgages for homes, housing
subdivisions, and rental housing.
Through the development of standards,
as well as its review and approval of
properties for mortgage insurance, the
FHA institutionalized principles for
both neighborhood planning and small
house design.

The Federal government insured
loans granted by private lending insti-

tutions for as much as 8o percent of a
property’s value. Mortgages were to be
fully amortized through monthly pay-
ments extending over 20 years. Interest
rates were to be relatively low, not
exceeding six percent at the time, and
required down payments were set at 20
percent of the cost of a home. Amend-
ments to the Act in 1938 allowed Federal
mortgage insurance on as much as go
percent of a home’s value and extended
payments up to 25 years. The Housing
Act of 1948 further liberalized FHA
mortgage terms by allowing insurance
on as much as 95 percent of a home’s
value and extending the period of
repayment up to 30 years.4!

Defense Housing Programs

The addition of Title VI to the National
Housing Act on March 28, 1941, created
a program of Defense Housing Insur-
ance, targeting rental housing in areas
designated critical for defense and
defense production. This was contin-
ued to provide veterans’ housing after
the War and eventually enabled opera-
tive builders to secure Federal mortgage
insurance on as much as go percent of
their project costs. The FHA and other
World War II housing programs,
including the Defense Homes Corp-
oration, financed through the Recon-
struction Finance Corporation, and
public housing projects, funded under
the Lanham Act (54 Stat. 1125), were
consolidated in the National Housing
Agency in 1942, which was renamed the
Housing and Home Finance Agency in

1947.42

The “GI” Bill

Under the Servicemen’s Readjustment
Act of 1944, commonly called the “G.I.
Bill of Rights,” the Veterans Admin-
istration (VA) provided guarantees on
home mortgages for veterans returning
from military service. The liberalized
terms of FHA-approved loans enabled
veterans to use their “GI” benefit in
place of cash, thereby eliminating the
down payment on a new house
altogether.

Planning and
Domestic Land Use

Beginning in the 189gos, the City
Beautiful movement sparked renewed
interest in the formal principles of
Renaissance and Baroque planning,
especially in the design of downtown
civic centers and planned industrial
towns. The Columbian Exposition of
1893 demonstrated the value of a com-
prehensive planning process that called
for the development of a master plan
and the collaboration of public officials
and designers representing several pro-
fessions. The writings of Charles
Mulford Robinson and the example of
Daniel Burnham’s Chicago Plan (1909)
stimulated interest in city improve-
ments and offered models for imposing
a rational and orderly design upon the
Nation’s growing industrial cities.43
Calling for a synthesis of aesthetics
and functionalism, the City Beautiful
movement gained momentum in the
early twentieth century, becoming
inseparable from the broader move-
ment for efficiency, civic improve-
ments, and social reform that marked
the Progressive era. The movement
exerted considerable influence beyond
the center city, principally in the form
of extensive boulevard and parkway
systems, public parks and playgrounds,
public water systems, and other utili-
ties. In many cities, these measures
established an infrastructure that
would support and foster suburban
development for decades to come.
Concerned with metropolitan
growth, city planners became advo-
cates for a coordinated planning
process that embraced transportation
systems, public utilities, and zoning
measures to restrict land use. Dialogue
took place among community builders,
who made up the National Association
of Real Estate Boards (NAREB) and
typically relied on deed restrictions to
control land use, and planners in
organizations such as the American
Civic Association (ACA), American
City Planning Institute (ACPI), and
National Conference on City Planning
(NCCP). Together these groups pro-
moted local zoning and comprehensive
planning measures, and encouraged the
development of residential suburbs
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tree lined streets; open landscaped
lawns and gardens; and attractive
homes in a panoply of styles. While
American designers looked to the
historic precedents offered by the
European continent for inspiration, the
residential communities they fashioned
were unequivocally American in the
treatment of open space, accommoda-
tion of the automobile, the entrepre-
neurship of real estate developers, and
reliance on American industry to make
housing functional yet aesthetically
appealing.

By the end of the 1930s, the Amer-
ican automobile suburb of small, mod-
erately priced homes along curving tree
lined streets and cul-de-sacs had taken
form. Reflecting a synthesis of design
influences that spanned a century, it
was the product of the 1931 President’s
Conference on Home Building and
Home Ownership and the institutional-
ization of FHA housing standards
among the Nation’s home builders and
home mortgage lenders. It provided the
template for the quintessential suburb
that in the years following World War I1
would come to typify the American
experience.

Gridiron Plats

In the United States, the gridiron city
plan provided the most profitable
means to develop and sell land for resi-
dential use. Most American cities laid
out in the second half of the nineteenth
century were platted in extensive grids.
These gridiron plats would guide their
future growth, many following the rec-
tilinear land surveys called for by the
Northwest Ordinance and the
Homestead Act.57

The introduction of the streetcar in
many cities extended the opportunity
for home ownership in suburban
neighborhoods to middle- and work-
ing-class households by the end of the
nineteenth century. Streetcar lines
helped form the initial transportation
system, overlaying the grid plan of
streets and creating a checkerboard of
major arterial routes. The gridiron
remained the most efficient and inex-
pensive way to subdivide and sell land
in small lots. Many cities extended out-

ward between 1890 and 1920, fulfilling
the demand for low-cost houses and
providing the template for what has
been named the “bungalow suburb.”s8
A similar pattern occurred in the
cities laid out after the introduction of
the mass produced automobile. In the
San Fernando Valley near Los Angeles,
development after 1940 took place on a
grid of arterial and collector streets that
conformed to the section lines of the
rectilinear survey; the grid, measuring
one square mile, was further subdivided
to allow more intensive development.59
Gridiron plats received serious criti-
cism in the twentieth century for sever-
al reasons: the uniformity of housing,
lack of fresh air and sunlight afforded
by their narrow lots, the lack of ade-
quate recreational space, and the spec-
ulative nature of home building they
fostered. Planners and landscape archi-
tects looked first to nineteenth-century
Picturesque principles of design and
later more formal designs with radial
curves as an antidote to the endless
monotonous grid of American cities.

Planned Rectilinear Suburbs

The idea for a residential suburb—set
apart from center city and accessible by
some form of horse-drawn or mecha-
nized transportation—is believed to
have originated in the early nineteenth
century. These contrasted to urban
enclaves with enclosed private gardens,
such as Boston’s Louisburg Square, or
residential streets arranged around
public squares, such as the Colonial-
period plan for Savannah, Georgia,
which were within walking distance of
the center city.

One of the earliest documented resi-
dential suburbs is Brooklyn Heights,
established in 1819 across the East River
from lower Manhattan. Accessible by
ferry, the suburb featured a 60-acre plat
laid out in a grid with streets 50 feet in
width and blocks measuring 200 by 200
feet.60

In 1869, merchant and philanthro-
pist Alexander Tunney Stewart pur-
chased a 500-acre parcel of land on
Long Island for the purpose of creating
a model planned city, “Garden City;”
which was to be connected to Brooklyn

and New York City by a private
commuter railroad. Engineer
Delameter S. Denton developed a plan
subdividing the tract into uniform
building lots along two parallel streets,
and architect John Kellum designed
several model homes in picturesque
revival styles. Thousands of mature
shade trees were planted along the
streets, and 15 miles of picket fences
were constructed to give the new com-
munity the character of a small vil-
lage.t1

In the Midwest, landscape designer
and park planner, Maximilian G. Kern
exerted considerable influence on the
landscape design and embellishment of
neighborhoods based on the rectilinear
grid. Kern’s Rural Taste in Western
Towns and Country Districts (1884)
offered developers advice on improving
the design of residential streets and
public spaces while working within the
ubiquitous grid of western town plan-
ning. With civil engineer Julius
Pitzman, Kern designed Forest Park
Addition (1887) in St. Louis, a residen-
tial subdivision featuring private streets
and long landscaped medians, which
became a model for the city’s exclusive
neighborhoods known as “private
places.”62

Highly influential was the modified
gridiron plan used by community
builder J. C. Nichols in developing the
Country Club District in Kansas City,
Missouri, and Kansas. Developed as a
garden suburb between 1907 and the
early 1950s, the District’s many residen-
tial subdivisions formed a grid of long,
narrow rectangular blocks interspersed
by an occasional curvilinear or diago-
nal avenue or boulevard. The landscape
architecture firm of Hare and Hare,
working for Nichols over a 20-year
period beginning in 1913, modified the
rectilinear grid so that many of the
roads running east to west followed the
contours of the rolling topography
rather than the straight, parallel lines
drawn by the land surveyor. Departure
from the grid enabled the designers to
create triangular islands at the site of
intersecting roads which were devel-
oped as small parks and gardens.®3
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known and most highly emulated
examples of suburban design.6

Riverside and the Olmsted Ideal

Riverside, Illinois, outside Chicago,
platted by Frederick Law Olmsted and
Calvert Vaux in 1869 for the Riverside
Improvement Company, further articu-
lated the ideal for the Picturesque sub-
urb, earning a reputation as the arche-
typal example of the curvilinear
American planned suburb. Located on
the banks of the Des Plaines River
along the route of the Burlington
Railroad, Riverside is recognized as the
first clearly documented example in the
United States where the principles of
landscape architecture were applied to
the subdivision and development of
real estate.67

Olmsted’s plan provided urban
amenities and homes that, built at a
comfortable density, afforded privacy
in a naturalistic parklike setting. The
first design requirement was a tranquil
site with mature trees, broad lawns, and
some variation in the topography. The
second was good roads and walks laid
out in gracefully curved lines to “sug-
gest leisure, contemplativeness, and
happy tranquility,” and the third was
the subdivision of lots in irregular
shapes. Designed to follow the topogra-
phy, the curving roads were built with-
out curbs and placed in slight depres-
sions, making them less visible from the
individual lots and enhancing the com-
munity’s pastoral character.68

Riverside established the ideal for
the spacious, curvilinear subdivision
which would be emulated by develop-
ers, planners, and home owners for
generations to come. Between 1857 and
1950, Olmsted’s practice, which was
continued by Frederick Law Olmsted,
Jr., and John Charles Olmsted under
the Olmsted Brothers firm, planned
450 subdivisions in 29 States and the
District of Columbia, many of them in
conjunction with park or parkway sys-
tems.69

By the early twentieth century,
Olmsted’s principles had become the
basis for laying out suburban neighbor-
hoods within the emerging professional
practice of landscape architecture in

the United States. Olmsted had many
followers including, Ernest Bowditch,
Stephen Child, Herbert and Sidney
Hare, Henry V. Hubbard, George E.
Kessler, and Samuel Parsons, Jr.
Parsons and Hubbard became highly
influential through their writings,
which provided instructions in keeping
with the Olmsted principles of subdivi-
sion design. Parsons, who was the
superintendent of New York’s Central
Park for many years and the designer of
the Albemarle Park subdivision in
Asheville, North Carolina, provided
detailed instructions on laying out
home grounds and siting houses along
steep, hillside slopes in How to Plan the
Homegrounds (1899) and The Art of
Landscape Architecture (1915).7°

First published in 1917 and used as
the standard professional text into the
1950s, the Introduction to the Study of
Landscape Design by Hubbard and
Theodora Kimball, influenced several
generations of landscape architects. To
demonstrate the layout of subdivisions
to follow a site’s natural topography, the
text illustrated the example of Moss
Hill, a subdivision Hubbard and his
partner James Sturgis Pray designed in
the western suburbs of Boston that was
connected to the center city by
Olmsted’s “Emerald Necklace” of parks
and parkways. In a 1928 article in
Landscape Architecture on the influ-
ence of topography on land subdivi-
sion, Hubbard showed his readers how
a curvilinear plan could be fit to vary-
ing slopes and subdivided into small,
regularly shaped lots.7!

The 1930s brought renewed interest
in Olmsted’s principles after Landscape
Architecture reprinted Olmsted and
Vaux’s Preliminary Report upon the
Proposed Suburban Village at Riverside
(1868) and several other selections from
the papers of Frederick Law Olmsted.
Several months later in a well-illustrat-
ed article, “Riverside Sixty Years Later,”
Howard K. Menhinick praised the vil-
lage atmosphere, beauty of the mature
plantings, and unified setting created
by spacious lots, planting strips, and
numerous parks. In the Design of
Residential Areas (1934), prominent city
planner Thomas Adams recognized
Riverside as a leading example of
American suburban design. The

example of Riverside and later
advances in curvilinear subdivision
design would be applied to neighbor-
hoods of small homes by the FHA in
the mid-1930s and the community
building standards of the Urban Land
Institute in the 1940s and 1950s.72

City Beautiful Influences

A movement for the design of cohesive
suburban neighborhoods in the form of
residential parks and garden suburbs
began to emerge in the 18gos and con-
tinued into the early decades of the
twentieth century. A general plan of
development, specifications and stan-
dards, and the use of deed restrictions
became essential elements used by
developers and designers to control
house design, ensure quality and har-
mony of construction, and create spa-
tial organization suitable for fine homes
in a park setting.

Boulevards and Residential Parks

City Beautiful principles, which were
expressed in the writings of Charles
Mulford Robinson and the creative
genius of designers such as George E.
Kessler and the Olmsted firm, resulted
in the design and redesign of many
American cities. They called for the
coordination of transportation systems
and residential development, and fos-
tered improvements in the design of
suburban neighborhoods, such as tree
lined streets, installed utilities, and
neighborhood parks, many of which
were part of the city park systems.
Across the Nation, suburbs following
naturalistic Olmsted principles
emerged such as Druid Hills (1893), in
Atlanta, begun by Olmsted, Sr., and
completed by the successor Olmsted
firm; Hyde Park (1887) in Kansas City
and the first phase of Roland Park
(x891) in Baltimore, both designs by
George E. Kessler.

They also gave rise to grand land-
scaped boulevards such as Cleveland’s
Fairmount Boulevard and parkways
such as Boston’s Jamaicaway, which
extending outward from the city center
became a showcase of elegant homes
and carriage houses on wide spacious
lots, often built by the Nation’s leading
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architects and echoing popular Beaux
Arts forms. In more modest western
cities such as Boise, Idaho, boulevards
became major corridors from which
cross streets, following the city’s grid,
led to quiet neighborhoods of modest
homes built by local builders.

Subdivisions built for the upper-
income and professional classes could
be laid out according to Olmsted princi-
ples, with roads designed to follow the
natural topography and natural features
such as knolls or depressions shaped
into traffic circles or cul-de-sacs. Deep
ravines or picturesque outcroppings
were often left undeveloped or retained
as a natural park for the purposes of
recreation or scenic enjoyment. The
spacious layout of curving streets and
gently undulating topography gave way,
however, to more compactly subdivided
tracts for rising middle-income resi-
dents by the 18gos.

Early Radial Plans

Influenced by the City Beautiful move-
ment, a formalism unknown to the
early Olmsted and Picturesque suburbs
began to influence the design of resi-
dential suburbs. Formal principles of
Beaux Arts design, drawn from
European Renaissance and Baroque
periods, emphasized radial and axial
components that provided an orderly
hierarchy of residential streets and
community facilities.

Ladd’s Addition (1891) in Portland,
Oregon, would be one of the earliest
attempts to adopt a radial plan drawn
from Baroque principles of planning
for the design of a garden suburb built
to accommodate streetcar commuters.
Laid out by engineers Arthur Hedley
and Richard Greenleaf for developer
William S. Ladd, the plan makes use of
four wide, diagonal avenues emanating
from a central circular park to the four
corners of the parcel. Narrower streets
running east to west and north to south
extended outward to intersect with
diagonal cross streets, forming in each
quadrant a small diamond-shaped
park. A commercial corridor and the
streetcar line formed the subdivision’s
northern edge. The maintenance and
planting of the parks became the
responsibility of the city park authority,

and by 1910 city landscape architect E.
T. Mische had begun an active program
of planting. Ladd’s Addition predated,
yet appears to have anticipated, the for-
mality of Ebenezer Howard’s English
Garden City diagram, which was pub-
lished several years later.73

Because radial plans were relatively
simple to lay out, especially on flat ter-
rain, they maintained some popularity
into the 1920s appearing in Tucson’s El
Encanto Estates in the late 1920s and in
Hare and Hare’s plan for Wolflin
Estates in Amarillo, Texas. Their great-
est expression would occur later in
response to the English Garden City
movement and relate to advances in
American city planning that went well
beyond the turn-of-the-century resi-
dential park to impose a garden-like
setting on the larger and more compre-
hensive scale of a self-contained
community.74

Twentieth-Century Garden
Suburbs

Garden Suburbs and Country Club
Suburbs

As developers like J. C. Nichols defined
their role as community builders, they
sought increasing control over the design
of their subdivisions, devised ways to
enhance a neighborhood’s parklike set-
ting and to reinforce the separation of
city and suburb. Entrance ways with
plantings, signs, and sometimes portals,
reinforced a neighborhood’s separation
from noisy and crowded arterials and
outlying commercial and industrial activ-
ity. The circulation network, often laid
out in the formal geometry of axial lines
and radial curves, imposed a rational
order on many new subdivisions.
Community parks and nearby country
clubs provided recreational advantages.
By the 1920s efforts were being undertak-
en to create compatible commercial cen-
ters on the periphery or at major points
along the streetcar lines or major auto-
mobile arteries.

The laying out of traffic circles,
residential courts, and landscaped
boulevards provided open spaces for
planting shade trees, ornamental trees,
and gardens. Community parks, often

having community centers or club
houses, and nearby country clubs pro-
vided recreational advantages.
Examples such as Myers Park in
Charlotte, North Carolina, developed
between 1911 and 1943 according to
plans by John Nolen, Earl Sumner
Draper, and Ezra Clarke Stiles, would
receive national recognition for their
quality of design and become impor-
tant regional prototypes.75

Influence of the Arts and Crafts
Movement

The Arts and Crafts movement, with its
emphasis on craftsmanship, native
materials, harmony of building con-
struction with natural environment,
and extensive plantings became a pop-
ular idiom for suburban landscape
improvements, especially on the West
Coast. Promoted by editors such as
Gustav Stickley and Henry Saylor, these
ideas were quickly imitated nationwide
by designers intent on creating residen-
tial parks that offered housing in vari-
ous price ranges from clustered bunga-
low courts to spacious upper-income
subdivisions such as Prospect Park
(1906) in Pasadena, in large part the
work of master architects Charles and
Henry Greene. Country club suburbs
by Hare and Hare, such as Crestwood
(1919-1920) in Kansas City, featured rus-
ticated stone portals and corner parks.
In Henry Wright’s residential parks,
Brentmoor Park, Brentmoor, and
Forest Ridge (1910-1913) outside St.
Louis, service entrances were separated
from carriage drives, elegant homes
were arranged around common park-
land, and signs of forged iron and trol-
ley waiting shelters of rusticated stone
added to the Craftsman aesthetic.7¢

American Garden City
Planning

English Garden City planning had con-
siderable influence in the United States,
coinciding with advances in city plan-
ning spurred by the City Beautiful
movement and widespread interest
during the Progressive era for housing
reform which extended to the design of
neighborhoods for lower-income resi-
dents. English social reformer Ebenezer
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Howurd, introduced the Garden City
iden in Tomorrou: A Peaceful Pabh fo
Real Rieform {i8g8), which was repub-
lished as Garden Citiies of Tomorrow
{rgoa). Howard diagramed his ideal city
&s A serbes of concentric circles devored
o bands of houses and gardens for res-
idents of mixed [noame snd occupa-
tHions. A large pack, public bulldings,
and commer-asl :hl.'lp!. loermed the cen-
ter of the city, while an outer ring pro-
vided for indostrial activities, an agri-
cultural college, and social institutions
and linked the community to an outly-
ing greenbalt of agricultural land,
Howard's concepiual disgrams were
first transfated into the English garden
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suburbs of Letchworth (igoa) and
Hampstesd Gardens {1go5] by Barry
Parker and Raymond Linwin, whose
theories would hove substantial infiu-
ence on subdivision design in the

United Stafes. Designed as socially inte-

grated communities for working-class
families, the English sibirbs resulted
from comprehensive planning and
-nnl!ﬂm.pq.lud o urified pl.:n of nrohi-
tectural and landscupe design. Limited
in both geographical area and popula-
ton to promote stability, they were
designed to provide s healthy environ-
ment offering sunlight, fresh air, open
space, and gardens. Innovative was the
subdivision of the land into superblocks

which could be developed in 5 unified
manner, with architectural groupings
alternating with open parks. A hierar-
chical circulation system mads exten-
sive use of cul-de-sacs that created a
sense of enclosure and privacy within
ench large block 77

English Garden City planning infla-
enced American residential saburbs in
several ways. It strengthened an already
slrong interest in developing neighbor-
hoods as residential parks, glving
emiphasis to both architectural chairuc-
ter and landscape treaiments as aspects
of design. It was consbstent with the
emerging interest in collaborative plan-
ning, whereby residential development




wiis fie b based on sound ecomomic
aralysis and draw on the comblned
design experibe of planners, architects,
and lendscape architects. Tt provided
models for hgher-density resldential
dﬂrhrpmlr.ll! that offered attractive and
healthful howsing ot lower costy,
Through raveling lectures and his
infloential Trdcwe Hul:rnfng int Prachce
(g, English Garden City designer
Raymond Unwin called {or a formal
tovwm ceider, nften taking a radial or
semi-radial form that, extending ouwt-
ward i a web-like fashion, gradwally
blended into more nformally arranged
streets and blascks, The Garden Cliy
mowvernent, under the influence of the

designers Frederick Law Olmsted, Jr.,
Johin Molen and Werner Hegemann and
Elbiert Preets, would ghve great comples-
ity 1 povwn plinmdng and subsdivision
dusign by integrating the principles of
English planning with the American
Oflmsted tradition of naturalistic
design.

Forest Hills

In the United States, the influence of
e English garden suburbs melded
with interest in Beaux Arts planning
and first appeared in the design of
Fosrest Hills Garderns 1':_:_|-|:|q-|g:||:|,l |111H-
anthropic project ipumnn.-d by e
Russel] Sape Foundation, The design

wis @ collubornfion between d-.-.'rel-l'lprr
Edward H, Bouton, landscape architect
and planner Frederick Law Olmsted,
Ir., and architect Grosvenor Atterbury,
Located on the rovte of the Long Island
Raklroad, Forest Hills was designed to

Pancramic vies of intersscting sireets i
FPRATH § Batrnoe bk
' aidl pencrioion Of o
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district was to be located on the edge of
the community where neighborhood
streets joined the main arterials. Perry’s
concept was overwhelmingly endorsed
at the 1931 President’s Conference and
laid a solid foundation for the develop-
ment of FHA standards in the 1930s.55

The recommendations of the 1931
President’s Conference for the design
of residential neighborhoods reflected
widespread acceptance of the idea of
community planning and Perry’s con-
cept of the self-contained neighbor-
hood unit. Mention was made of the
advances made in the 1920s, and
Radburn was praised for “producing
desirable homes with ample open
spaces at reasonably low cost.” Such
planning served two purposes-the
grouping of homes into “reasonably
compact residential neighborhoods
with spaciousness for health and recre-
ation,” and creating “sub-centers for
industry” with the object of “lessening
the density of congested centers.” The
report stated:

Stability of investment in a home
is best assured when the subdivi-
sion is a community or neighbor-
hood unit, which is amply protect-
ed by deed restrictions that sup-
plement the zoning regulations,
developed by real estate dealers of
proved ability, and in which there
is a strong homes association
permanently concerned with the
welfare of the neighborhood.86

Location was to be selected for “good
access, good setting, public services,
schools, parks and neighborhood unity,”
and subdivision plats were to be devel-
oped by an experienced landscape engi-
neer or site planner and were to follow a
“balanced plan” that took advantage of
“topography, sunlight, natural features,
and all sensible engineering and land-
scape considerations.”87

Streets were to be designed for safe-
ty and economy and drawn at varying
widths depending on the required set-
backs, with deeper setbacks allowing
for narrower streets. For example, a
60-foot width allowed for a 26-foot
roadway and a sidewalk of four to six
feet. The size and shape of lots were to
be determined by the proposed type of
housing, with the width of each lot
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depending on the size and character of
the buildings, cost of the land, commu-
nity tradition, and potential home
owner. The use of longer blocks with
fewer cross streets and the subdivision
of land into wide, shallow lots were
encouraged, departing from previous
practices. Homes were to be “located
upon narrow winding streets away
from the noise and dangers of traffic”
and to have proper orientation for
sunlight.38

Spaciousness was upheld as a “pri-
mary principle in good subdivision lay-
out.” The ideal neighborhood was
described as one protected by proper
zoning regulations, where trees and the
natural beauty of the landscape were
preserved, and where streets were gently
curving and adjusted to the contour of
the ground. Open space was viewed as
one of the most important considera-
tions for home ownership. It could be
achieved in three ways: (1) by subdivid-
ing into large lots, (2) by reserving large
open areas in the interior of blocks, or
(3) by creating parks, playgrounds, or
large private spaces nearby. 89

FHA Principles for
Neighborhood Planning

The National Housing Act of 1934 cre-
ated the Federal Housing Administra-
tion to restructure the coliapsed private
home financing system and stimulate
private investment in housing. It called
for the development of housing stan-
dards, a process for real estate apprais-
al, and a comprehensive program of
review for approving subdivisions for
mortgage insurance.

Neighborhoods of Small Houses

FHA'’s Land Planning Division under
Seward H. Mott, an experienced site
planner, was responsible for establish-
ing principles for neighborhood plan-
ning and for reviewing subdivision
plans submitted by developers seeking
FHA approval. This approval would
not only enable developers to secure
private financing but would also make
low-cost mortgages available for
prospective home owners. Mott’s staff
translated many of the prevailing ideas
about neighborhood design that had

been endorsed by the 1931 President’s
Conference, including Perry’s Neigh-
borhood Unit Formula, into written
standards and basic design principles
that could be uniformly applied across
the Nation to the design of neighbor-
hoods of small houses. Between 1936
and 1940, FHA published standards
and recommended designs in a series of
circulars, including Subdivision
Development, Planning Neighborhoods
for Small Houses, Planning Profitable
Neighborhoods, and Successful
Subdivisions.9°

The FHA set forth seven minimum
requirements for new subdivisions:

1. Location exhibiting a healthy and
active demand for homes.

2. Location possessing a suitable site in
terms of topography, soil condition,
tree cover, and absence of hazards
such as flood, fog, smoke, obnoxious
odors, etc.

3. Accessibility by means of public
transportation (streetcars and
buses) and adequate highways to
schools, employment, and shopping
centers.

4. Installation of appropriate utilities
and street improvements (meeting
city or county specifications), and
carefully related to needs of the
development. '

5. Compliance with city, county or
regional plans and regulations, par-
ticularly local zoning and subdivi-
sion regulations to ensure that the
neighborhood will become stable
(and real estate values as well.)

6. Protection of values through
“appropriate” deed restrictions
(including setbacks, lot sizes, mini-
mum costs of construction).

7. Guarantee of a sound financial set
up, whereby subdividers were finan-
cially able to carry through their sales
and development program, and
where taxes and assessments were in
line with the type of development
contemplated and likely to remain
stable.












THE DESIGN OF
THE SUBURBAN HOME

The central motivation for the inven-
tion of the suburban house was the
desire of Americans to own a single-
family house in a semi-rural environ-
ment away from the city—what would
become the American dream. Several
factors influenced the evolution of sub-
urban house design:

« The lowering of construction costs,
accomplished with the invention of
the balloon-frame method of con-
struction in the 1830s and successive
stages of standardization, mass
production, and prefabrication.

+» The translation of the suburban ideal
into the form an individual dwelling
usually on its own lot in a safe,
healthy, and parklike setting.

+ The design of an efficient floor plan
believed to support and reinforce
the ideal family.

The evolution of the American home
reflects changing concepts of family life
and the ideal suburban landscape.
From 1838 to 1960, the design of the sin-
gle-family, detached suburban home in
a landscaped setting evolved in several
broad stages from picturesque country
villas to sprawling ranch houses on
spacious suburban lots.

The Suburban Prerequisite: The
Invention of the Balloon Frame

The widespread adoption of the bal-
loon-frame method of construction,
invented in Chicago in the 1830s, along
with the invention of wire nails and the
circular saw, transformed the character
of American housing in the mid-nine-
teenth century. The lightweight balloon
frame consisted of narrow wooden
studs and larger joists arranged ina
box-like configuration capable of
absorbing load-bearing stresses. In
comparison to traditional post-and-
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beam and masonry methods, balloon
framing could be quickly assembled at
a lower cost with fewer and less experi-
enced workers. Allowing considerable
freedom of design in both exterior mass-
ing and interior layout, it was well-sunited
for building homes in the Romantic
Revival and Picturesque styles that were
coming into vogue in the mid-nine-
teenth century.99

Rural Architecture and Home
Grounds, 1838 to 1890

The suburban home first appeared as a
rural villa for the fairly well-to-do fami-
ly in the mid-nineteenth century.
Located “on the edge of the city,” it was
intentionally designed as a therapeutic
refuge from the city, offering tranquili-
ty, sunshine, spaciousness, verdure, and
closeness to nature—qualities opposite
those of city. This ideal was aggressively
and persuasively articulated through
pattern books, the writings of domestic
reformers, and popular magazines. As
house designs became adapted for
more modest incomes and as advances
in transportation lowered the cost of
commuting, suburban living became
affordable to an increasingly broad
spectrum of the population.

Early Pattern Books

Alexander Jackson Davis’s Rural
Residences (1838) marked the transition
from builders’ guides, which focused
on techniques of joinery and architec-
tural detailing, to a new generation of
pattern books. Pattern books were
directed at the prospective home owner
and featured plans and elevations for
ornamented villas and cottages in a
variety of romantic revival styles all set
in a semi-rural, village setting.
Catharine E. Beecher’s Treatise on
Domestic Econ-omy (1841) called for
domestic reform, promoting the idea
that rural living was ideally suited for
family life, and offering elevations and
floor plans for simple houses designed

for efficiency and family comfort. With
the publication of Cottage Residences
(1842) and Architecture of Country
Houses (1850), Andrew Jackson
Downing soon after popularized a mar-
ket for pattern books that offered a
variety of house types and styles suited
for country or village living.

Downing gave detailed architectural
expression to the ideal of living in a
semi-rural environment, offering
designs for villas for the well-to-do and
less expensive cottages for lower-
income households. Through designs
that conformed to a romantic aesthetic
for the “beautiful” or the “picturesque,”
Downing promoted revival styles
described as “Italianate,” “Tudor Re-
vival,” “Bracketed,” “Swiss,” “Gothic
Revival,” and “Tuscan.” His books also
illustrated decorative architectural ele-
ments, such as brackets and verge-
boards, that could be crafted by most
country builders to embellish the
simplest home.100

Pattern books appeared by a num-
ber of architects, including Calvert
Vaux, A. J. Bicknell, George E. Wood-
ward, Orson Squire Fowler, William H.
Ranlett, and Gervase Wheeler. Godey’s
Lady’s Book, a popular magazine, also
offered its readers designs for rural vil-
las and cottages, thereby establishing
the important role of periodicals in fos-
tering domestic reform and affecting
popular taste.r°!

Landscape Gardening for Suburban
Homes

Downing’s Treatise on the Theory and
Practice of Landscape Gardening (1841)
was the first American published guide
for laying out and planting domestic
grounds. A nurseryman by trade,
Downing fostered an avid interest in
horticulture, encouraging home own-
ers to enhance village streets and
domestic grounds with plantings drawn
from the vast numbers of native and
exotic trees and shrubs becoming avail-
able in the United States. His books
offered simple layouts, extensive



instructions, and plant lists for land-
scaping villas and comages, often on
muodestly-sized rectongular parcels of
land. To Dowmning, even the smallesi
domestic yard was a pleasure groand
thint offered & sense of enclosure wnd
privacy from the oartside wocld and
coiild be develaped with curvilinenr
paths, lowns, overlooks, tree planta.
tions, specimen trees, and a variety of
gardens.

Instructions and site plans for
embellishing the grounds of suburban
homes appeared regulary in o number
of periedicals, incloding The Horticul-
fwrrerlist, Howey's Magasivne of Horticul-
feere. uniel Crarden and Forest. Between

5t and 1870, plan books appeared by
a number of other landscape pardeners,
including Henry "W, Cléaveland, Robert
Maorris Copeland, George E. and F. W
Wieodward, and Jacob Weidenmann. =2
Frank |. Scodt was smong the first to
recogize that the new homes belng
built sutside cities formed neighbor-
brods thal were suburhan, oot rural, in
character, His comprehensive land-
scupe manual, Art of Beawtifning Sl
wrbater Howme Grovinds q_f."ﬁ'mﬂ Exfent
(s870), wos intended to help the mid-
die-class home owner achieve beautiful
landscape effects that were low in cost
and easy to makntain, incheding graded
lawns, ormamental trees and shrubs,

anid foundation plantings. His influence
was extensive, and by the iipos,
wburban strects began to take on a
unified landscape chareter with paved
rosdi, shade troes, entry walks, fences,
and stalrways, giving definition to the
ideal suburban landscape. '3

Quigen Anne coftage | U040 n e Hamson
Boukmvrd Hafong Oestrct, Soewr, klaho, mpre
s one af the oy’ modest “home-
g, frrecally Duilf by loca! bodders. The
rmagmative treatmel of howses fo fece sl
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Eclectic House Designs and Mail
Owder Plang

After the Clvll War, a new generation of

pattern books appeared offering
greater variety and complexity in hoose
design and plans wellsoited 1o subuar-
ban house lots, Henry Hudson Hiofly's
Moaderr Ihl:'d]'m'p 1 Tomew cimed {'.-p.l.ur.r.r}'l
Adafited fo Amierican Wamis and Cliwiate
(78] wos amang the fird (o advocats
architectural eclecticium in which visiaal
anid artistic effects—In the design of
chimneyvs, gables, and porches, for
exumple— hecame |mporiant aspects of

stylistic appeal, Such books popuilar-
Lted fate nincteenth-century styvles
imcluding the Shingle, Stick, Exstlake,
Second Empire, mad Queen Anne
Revival styles. =4

Mail order services further democ-
rutized home bailding and added vari-
ety and complexity to Victorian-era
houase design, Model Homies for e
People, A Complete (Gauids o the Proper
avid Econprieal Erection of Buildings
IHE';H:]- wan the (irs 1o a serbes of best-
selling, Inexpensive catalogs by George
and Charles Palliser which aflered
detailed architectural plans by mail for

awmall fee. The Lodees”™ Homir fourmal,
under the editorship of Edvward Bok
beginning in &g, and a host of cata-
bisgs by architects George F. Barber,
Robert W Shoppell, William A,
Radfond, and others similarly made
available architect-designed plans for a
aasmdnl cost, This practlee continued
kn tve twenitieth century, carried on by
afchitect -sponsofed small liowse serv-
ice buresus and stock ||||u|:| companies,
such as E-l.r['in,q,l'u:lune of Topeks,
Eoansas, 119
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street and the floor plan extended
deeply into the lot.106

The popularity of this house type
persisted throughout the nineteenth
century, allowing working-class fami-
lies to live in suburban neighborhoods
close to railroad stations and later
along streetcar routes. It appeared in
several forms from a simple one-story,
“shotgun” home in the South to the
double- and triple-decker multiple fam-
ily dwellings of the Northeast, this type
assumed a variety of architectural styles
ranging from Classical and Gothic
Revivals to Italianate and Queen Anne
Revival. The crowded and repetitious
character of such neighborhoods would
attract the criticism of twentieth-
century reformers.

The Practical Suburban House,
1890 to 1920

The expansion of streetcar transporta-
tion in American cities coincided with
fundamental changes in the perception
of the ideal family and a revision of
what constituted the best suburban
home. Progressive ideals emphasizing
simplicity and efficiency called for
house designs that reflected less hierar-
chical relationships, technological
innovations, and a more informal and
relaxed lifestyle.107

New subdivisions provided utilities
and amenities not available elsewhere.
In many places, they benefitted from
the street improvements, park and
boulevard systems, and public utility
systems that resulted from the City
Beautiful movement and an emerging
interest in city planning as the means
for Progressive reform.

Technological innovations intro-
duced to improve household life—
central heating, gas hot water heaters,
indoor plumbing, and electricity—
entailed expensive mechanical systems
that increased the cost of construction.
The reduction of floor space and the
use of standardized plans helped offset
the rising cost of home construction
and put home ownership within reach
of more Americans. First appearing in
the 189os, the bungalow reflected the
desire for an affordable single-family
house for households without servants.
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These houses, and a somewhat large
type known as the foursquare, were
sold by catalog and became the first
mass-produced houses in the United
States.108

The Open Plan Bungalow

By 1910, the bungalow had become the
ideal suburban home and was being
built by the thousands, giving rise to
what has been called the “bungalow
suburb.” The typical bungalow was a
one- or one-and-a-half-story house
having a wide, shallow-pitched roof
with broad overhanging eaves. The
interior featured an open floor plan for
family activities at the front of the
house and private bedrooms at the
back or upstairs. The wide open front
porch, a distinctive feature of the ideal
bungalow, provided a transition
between interior and outdoors.19

The design of the bungalow was
influenced by the Prairie School move-
ment of the Midwest, the California
Arts and Crafts movement, and a num-
ber of vernacular housing types. Part of
the bungalow’s appeal was its adapta-
tion of these and other architectural
influences in the form of a small com-
fortable house. The suburban bunga-
low—in styles ranging from English
Cottage styles to the Mission Revival
style of the Southwest—was popular-
ized nationwide by periodicals such as
Western Architect, Ladies’ Home
Journal, Craftsman, and Bungalow
Magazine. Numerous catalogs and
books appeared, many in multiple edi-
tions, including William A. Radford’s
Artistic Bungalows (1908), Henry L.
Wilson’s Bungalow Book (1910), Henry
H. Saylor’s Bungalow Book (1911), H. V.
Von Holst’s Modern American Homes
(1913), Gustav Stickley’s Craftsman
Homes (1909) and More Craftsman
Homes (1912), and Charles E. White’s
Bungalow Book (1923).

The American Foursquare

The American foursquare made its
appearance in the 18gos, and by the
1930s, was a fixture of American neigh-
borhoods. A typical foursquare was a
two-and-one-half-story house having a
raised basement, one-story porch
across the front, and plan of four

evenly sized rooms on each floor. Often
crowned with a pyramidal roof and
dormers, the foursquare appeared in a
variety of architectural styles, the most
popular being the Colonial Revival. 1o

Factory Cut, Mail Order Houses

The availability of complete, factory cut
homes, which could be ordered by mail
from illustrated catalogs, was largely
responsible for the widespread popu-
larity of the bungalow and foursquare.
The Hodgson Company of Dover,
Massachusetts, was one of the first to
market factory cut dwellings, sheds,
and cottages. During the first decade of
the twentieth century, several compa-
nies—Aladdin of Bay City, Michigan;
Sears and Roebuck; and Montgomery
Ward—began to market pre-cut homes
that could be shipped by railroad and
assembled on site. This trend grew in
popularity and at the height of its pop-
ularity in the 1920s the industry includ-
ed a host of other companies, including
the Gordon-Van Tine Company of
Davenport, Iowa, and Pacific Ready-
Cut of Los Angeles.

The success of mail order home
building depended on inexpensive
transportation, vast selection of hous-
ing types and prices, financial arrange-
ments where home owners could pay in
installments, and marketing programs
whereby designs were constantly being
revised and retired as new ones reflect-
ing changing popular taste were intro-
duced. Thousands of pre-cut houses
were sold and shipped annually. Sears
alone offered approximately 450 ready-
to-build designs ranging in style, type,
and size from small bungalows to mul-
tiple family apartment houses. Sears’s
sales reached 30,000 by 1925 and nearly
50,000 by 1930.111

Introduction of the Garage

Shelter for the automobile became an
increasingly important consideration
after 1900. Driveways were readily
accommodated in the progressive
design of new neighborhoods having
road improvements such as paved sur-
faces, gutters and curbs, and sidewalks.
The earliest garages were placed behind
the house at the end of a long driveway
that often consisted of little more than









Tabor—and articles by noted designers,
nursery keepers, and amateur gardeners,
showcased successful gardens, provided
horticultural information, and offered
gardening advice."4

Horticulturalist Liberty Hyde Bailey
of Cornell University bridged the gap
between science and practical land-
scape gardening. As editor of Country
Life in America and author of Garden-
Making: Suggestions for the Utilizing of
Home Grounds (1898) and The Practical
Garden Book (1904), he translated his
extensive botanical knowledge into sim-
ple principles for suburban gardeners.1t5

With the publication of Helena
Rutherford Ely’s A Woman’s Hardy
Garden in 1903, Victorian practices of
carpet bedding and lush displays of
exotic plantings gave way to simpler
gardens featuring harmonies of color,
seasonal changes, and perennial dis-
plays. Numerous books by successful
amateur gardeners followed including,
Louise Shelton’s The Seasons in a
Flower Garden (1906), Louise Beebe
Wilder’s Colour in My Garden (1918),
and Nellie Doubleday’s American
Flower Garden (1909) written under the
pseudonym Neltje Blanchan.116

Better Homes and the Small
House Movement, 1919 to 1945

After World War I, improving the
quality of American domestic life took
on special importance. Alliances
formed among architects, real estate
developers, builders, social reformers,
manufacturers, and public officials—
at both national and local levels—to
encourage home ownership, standard-
ized home building practices, and
neighborhood improvements.

The Better Homes Campaign

Better Homes in America, Inc., a pri-
vate organization founded in 1922,
spearheaded a national campaign for
domestic reform focused on educating
homeowners about quality design and
construction. Promoted by The Delin-
eator, a popular Butterick publication
for women, the organization gained the
support of U.S. Secretary of Commerce
Herbert Hoover and formed a nation-

wide network of local committees that
encouraged both the construction of
new homes and home remodelling
projects. A national demonstration
home, “Home Sweet Home,” a modern-
ized version of songwriter John
Howard Paynes’s Long Island birth-
place, was constructed on the National
Mall in 1923, and “Better Homes Week”
activities and competitions were held
nationwide. Annual competitions rec-
ognized the work of architects, such as
Royal Barry Wills of Boston and
William W. Wurster of San Francisco,
whose small house designs would influ-
ence popular taste nationwide for
homes described as New England
Colonial or Monterey Revival.17

Architect-Designed Small Houses

The Small House Architects’ Service
Bureau was established in Minneapolis
in 1919 with the purpose of providing
architect-designed plans and technical
specifications to builders of small hous-
es. A “small house” was defined as one
having no more than six rooms. Spon-
sored by the AIA, the bureau was a
nonprofit organization made up of
architects from all parts of the country
devoted to the problem of designing
small homes in a variety of popular
forms and styles. Home builders could
order complete working drawings from
The Small House, a periodical, or plan
catalogs such as Small Homes of
Architectural Distinction (1929). The
bureau endeavored to raise the public’s
awareness of the value of professional
design and encouraged homeowners
and builders to secure a local architect
to supervise construction.”

In New York, the Home Owners
Service Institute, headed by architect
Henry Atterbury Smith in the 1920s,
ran the weekly “Small House Page” of
the Sunday New York Tribune, spon-
sored local design competitions and
model home demonstrations, and pub-
lished The Books of A Thousand Homes
{(1923). The institute raised the variety
and quality of American homes by dis-
seminating a large number of working
drawings and plans nationwide—all the
work of professional architects such as
Frederick L. Ackerman and Whitman S.
Wick—and forming alliances with

private trade groups and manufactur-
ers, including the American Face Brick
Association, Curtis Woodwork
Company, and National Lumber
Manufacturers Association.9

Popular magazines—including
Better Homes and Gardens, American
Home, House and Garden, Garden and
Home Builder, McCall’s, and Sunset—
reflected the growing interest in home
improvement and appealed increasing-
ly to owners of small homes. They car-
ried articles on new house designs,
interior decoration, and gardening, as
well as advertisements for the latest
innovations in manufactured products.
Trade pampbhlets such as Richard
Requa’s Old World Inspiration for
American Architecture by the Monolith
Portland Cement Company of Los
Angeles reflected emerging alliances
between the building industry and
designers interested in promoting
regional trends.

The small house of the 1920s
appeared in many forms and a variety
of bungalow and period revival styles,
the most popular being drawn from the
English Tudor Revival and a host of
American Colonial influences, includ-
ing Dutch, English, French, and Span-
ish. The movement resulted in a great
diversity of architectural styles and
types nationwide as regional forms and
the work of regional architects attract-
ed the interest of an increasingly edu-
cated audience of prospective home
owners.

Federal Home Building Service Plan

Although the demand for architect
designed small houses was seriously
curtailed during the Great Depression,
AlIA-sponsored service bureaus contin-
ued to operate in a number of major
cities across the United States, includ-
ing Boston, New York, Memphis,
Houston, and Los Angeles, where they
found support from local savings and
loan associations interested in ensuring
that the homes they mortgaged were a
sound investment. In 1938, the Federal
Home Loan Bank Board, Producers
Council of the NAREB, and the ATA
joined together to sponsor the Federal
Home Building Service Plan, a program
of certification which, during the next
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Levitt’s idea was to lower construc-
tion costs by simplifying the house,
assembling many components off-site,
and turning the construction site into a
streamlined assembly line. The econo-
my of using factory produced building
components, such as pre-cut wall pan-
els and standardized mechanical sys-
tems, significantly lowered the cost of
construction. By adapting assembly
line methods for horizontal or serial
production, Levitt and Sons was able to
systematically and efficiently assemble
the components on site. The construc-
tion process was divided into 27 steps,
each performed in sequence by a spe-
cialized crew. The tasks, skills, and
manpower to complete each step were
precisely defined and each member was
trained to perform a set of repetitive
tasks, enabling work crews to move
efficiently and quickly through each
site, thus establishing the firm’s reputa-
tion for completing a house every 15
minutes.4°

The vast subdivisions of Cape Cods
and later Ranch homes, mocked by
critics as suburban wastelands, repre-
sent not only an unprecedented build-
ing boom, but the concerted and
organized effort by many groups,
including the Federal government, to
create a single-family house thata
majority of Americans could afford.
Levitt actually perfected a construction
process that had been in the making for
more than two decades. Other develop-
ers did the same, including Harvey
Kaiser at Panorama City, near Los
Angeles, and Philip M. Klutznick of
American Community Builders, Inc., at
Park Forest, Illinois. The success of
Levitt and others resulted in the emer-
gence of large-scale developers, called
“merchant builders,” who would apply
their successful formulas for building
large communities in one location after
another, often accommodating chang-
ing tastes, economics, and consumer
demand in new and improved house
designs. 14!

From the FHA Minimum House
to the Cape Cod

The Cape Cod provided most of the
low-cost suburban housing immediate-
ly following the war and was built in
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groups of varying sizes, sometimes
numbering the hundreds. Often located
on curvilinear streets and cul-de-sacs
that reflected the FHA guidelines for
neighborhood planning, Cape Cods
appeared in a variety of materials,
including sheets of insulated asbestos
shingles available after the war in an
increasing assortment of colors.

The Cape Cod that eager prospec-
tive renters lined up to inspect in the
first Levittown in June 1947, was one-
and-a-half stories and built on a con-
crete slab. Its 750 square feet of living
space was divided into a living room, a
kitchen, two bedrooms, and a bath. Set
on a lot of 6,000 square feet, the exteri-
or of the house—with a steeply pitched
gable roof pierced by two dormers
above a clapboarded first story—was a
variation on a Cape Cod cottage and
was a somewhat larger version of the
FHA minimum house, which had been
improved and expanded in FHA’s 1940
Principles for Planning Small Houses. 142

Large-scale subdivisions not only
took form on the periphery of the
Nation’s largest metropolitan areas, but
also around many smaller cities. For
middle- and upper-middle-income
families, especially in the East, simpli-
fied versions of pre-war “small house”
designs such as brick or clapboarded
Cape Cod and other Colonial Revival
forms continued in popularity, in large
part due to architect Royal Barry Wills,
who published numerous plan books,
including Houses for Good Living
(1940), Better Homes for Budgeteers
(1941), Houses for Homemakers (1945),
and Living on the Level (1955).143

The Suburban Ranch House

The suburban Ranch house of the 1950s
reflected modern consumer prefer-
ences and growing incomes. With its
low, horizontal silhouette and rambling
floor plan, the house type reflected the
nation’s growing fascination with the
informal lifestyle of the West Coast
and the changing functional needs of
families.44

In the 1930s California architects
Cliff May, H. Roy Kelley, William W.
Waurster, and others adapted the tradi-
tional housing of Southwest ranches
and haciendas and Spanish Colonial

revival styles to a suburban house type
suited for middle-income families. The
house was typically built of natural
materials such as adobe or redwood
and was oriented to an outdoor patio
and gardens that ensured privacy and
intimacy with nature. Promoted by
Sunset Magazine between 1946 and 1958
and featured in portfolios such as
Western Ranch Houses (1946) and
Western Ranch Houses by Cliff May
(1958), May’s work gained considerable
attention in the Southwest and across
the nation.!45

In the late 1940s popular magazine
surveys indicated the postwar family’s
preference for the informal Ranch
house as well as a desire to have all
their living space on one floor with a
basement for laundry and other utilities
and a multipurpose room for hobbies
and recreation. Builders of middle and
upper-income homes mimicked the
architect-designed homes of the South-
west, offering innovations such as slid-
ing glass doors, picture windows, car-
ports, screens of decorative blocks, and
exposed timbers and beams, which
derived as much from modernistic
influences as those of traditional
Southwestern design.146

Builders of low-cost homes, howev-
er, sought ways to give the basic form of
FHA-approved houses a Ranch-like
appearance. By late 1949, Levitt & Sons
had modified the Cape Cod into a
Ranch-like house called “The Forty-
Niner,” by leaving the floor plan intact
and giving the house an asymmetrical
facade and horizontal emphasis by
placing shingles on the lower half of
the front elevation and fitting horizon-
tal sliding windows just below the
eaves. Picture windows, broad chim-
neys, horizontal bands of windows,
basement recreational rooms, and
exterior terraces or patios became
distinguishing features of the forward-
looking yet lower-cost suburban
home.147

In the 1950s, as families grew larger
and children became teenagers, house-
holds moved up to larger Ranch hous-
es, offering more space and privacy.
With the introduction of television and
inexpensive, high-fidelity phono-
graphs, increasing noise levels created a
demand for greater separation of activ-









other upper-income homes in the mod-
ernistic styles. Better Homes promoted
designs to meet the incomes of a wider
range of families and showcased suc-
cessful owner-built designs alongside
those of established architects, such as
architect Chester Nagel’s home in
Lexington, Massachusetts. In the late
1940s Better Homes began to recognize
outstanding examples, which were
showcased as “Five Star Homes.” Other
magazines offered similar awards,
including Parents’ Magazine, which
sponsored the “Best Home for Family
Living” competition.s5

Exploring the possibilities inherent
in combining modern design and pre-
fabrication methods, architect Carl
Koch and John Bemis introduced the
popular, mass-produced Tech-built
house in the early 1950s. From 1952 to
1956, the U.S. Gypsum Corporation
sponsored a well-publicized demon-
stration project at Barrington Woods,
Illinois, which featured model homes
by a number of leading designers. In
addition, sources such as Koch’s At
Home with Tomorrow (1958) and Jones
and Emmons’s Builder’s Homes for
Better Living (1957) spurred a whole
series of contemporary homes, whose
facades by the end of the 1950s were
dominated by overhanging eaves, broad
gables, transparent walls, and above-
ground balconies.

Postwar Suburban Apartment Houses

Modernism was embraced as the rental
housing market expanded in the sub-
urbs of large cities. Title 608 of the
National Housing Act, which guaran-
teed builders 9o percent-mortgages on
multiple family projects conforming to
FHA standards, continued until the
mid-1950s. Publication of Clarence
Stein’s Toward New Towns (1951)
revived models for low- and mid-rise
apartment villages, such as the Phipps
Apartments at Sunnyside Gardens and
the modernistic Baldwin Hills in Los
Angeles. Housing Design (1954) by
Columbia University professor Eugene
Klaber set forth principles of unit-plan-
ning similar to those Klaber had devel-
oped for the FHA two decades earlier.
FHA began to provide mortgage insur-
ance for apartment buildings having

elevators in the late 1940s. By the 1950s
apartment buildings were equipped
with improved mechanical systems, ele-
vators, up-to-date appliances, central
air conditioning, outdoor balconies,
and newly available prefabricated com-
ponents such as steelframed windows
and sliding glass doors.156

Unlike their urban counterparts
built on the site of cleared slums, high-
rise suburban developments, which
became increasingly popular in the late
1950s, were modeled after Le Cor-
busier’s vision for the “radiant city”
and luxury high-rise apartment houses
in American cities, including Mies van
der Rohe’s Promontory Apartments
(1949) and Lake Shore Drive Apart-
ments (1951) in Chicago; Frank Lloyd
Wright’s Price Company Tower (1952)
in Bartlesville, Oklahoma; and 100
Memorial Drive (1950) in Cambridge,
Massachusetts, by the firm of Kennedy,
Koch, DeMars, Rapson, and Brown.
Their location along major expressways
leading from the center city was moti-
vated by convenience of location as
well as advances in air conditioning,
elevator design, mechanical systems,
and structural design.'57

Contemporary Landscape Design

New directions in landscape design
accompanied the development of the
Ranch house and contemporary resi-
dence in California. Emphasis on the
integration of indoor and outdoor liv-
ing encouraged the arrangement of fea-
tures such as the patios and terraces,
sunshades and trellises, swimming
pools, and privacy screens. Several of
the Case Study houses in Arts and
Architecture featured the landscape
work of Garrett Eckbo. Architects such
as Paul Williams designed houses “with
the living side facing a private garden.”
Sunset magazine publicized western
gardens by Doug Baylis, Thomas
Church, and Eckbo, a number of which
formed the grounds of Ranch houses
designed by Cliff May, and published
Landscape for Western Living (1956). In
addition, Thomas Church’s Gardens
Are for People: How to Plan for Outdoor
Living (1955), and Garrett Eckbo’s
Landscape for Living (1950) and Art of
Home Landscaping (1956) brought to a

national audience simple principles for
organizing the domestic yard into dig-
nified lawns, private patios, informal
garden rooms, and activity areas with
simple, easy-to-maintain plants and
shrubbery.158

The modern style sought to achieve
an integration of interior and exterior
space by creating lines of vision
through transparent windows and
doors to patios, intimate garden spaces,
zones designed for special uses, and
distant vistas. Hedges, freestanding
shrubbery, and beds of low growing
plants, arranged to form abstract geo-
metrical patterns, reinforced the hori-
zontal and vertical planes of the mod-
ern suburban house.’59

Developers of contemporary subdi-
visions often secured the services of
landscape architects as site planners to
lay out their subdivisions and advise on
the layout and planting of common
areas, street corners, streets, and side-
walks. Others urged home owners to
consult with landscape architects on
the design of their suburban yards. The
Southwest Research Institute encour-
aged such collaboration and recognized
its achievement in suburban neighbor-
hoods of contemporary homes, such as
Hollin Hills in Alexandria, Virginia,
where several landscape architects,
including Dan Kiley, drew up planting
plans for home owners and advised the
developer on the planting of common
areas.160
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Figure 4,
Suburban Architecture and Landscape Gardening, 1832 to 1960
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Landscape Gardening by Andrew lackson
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1842-1850 Cottage Aesidences and Architecture of

Coiuntry Housas by Downing published.

The Ameérican Wamans Hame by Catharing
E. Boecher and Harrigt Beechér Stows pub-
lished.

Art af Begutifdng Suburban Home
Growurnds by Frank L Scott published.

Madel Homes for the Peaple: A Complete
Guide to the Proper and Economical
Erection of Bulidings, the first of a series of
miil order plan catalogs by George and
Charies Palliser, published,

Maodern Dwillivigs i Town and Country
Adapted o American Wants and Climate
by Henry Hudson Holly pubilished.

TH0T- 1908  How to Lay Out Suburian Home Grounds

by Herbert | Kelloway and Artistic
Bungalows by Willlam Radford published,

Sears and Roebuck begin pre-cut, mall
order house catalog salex

Suburban Gardens and Planting Arownd
the Bungalow by Grace Tabor published

Frank Lloyd Wright's American System
Ready-Cut method of prefabrication used
in the Richard's Small Houss and Duplenes,
Milwaukee, Wisconsin,

T Small Flace; ity Landwape Architecture
by Elsa Rehmann published.

Architects’ Small House Service Buraau
founded in Minnsapolis,

The Little Ganden publshed, introducing
"Thie Little Garden Series,” edited by Mrs
Francs King (Loulse Yeomand King).
Better Homes movement feunded by the
Buttorick Company and endored by
Secrotary of Commerce Herbert Hoover,
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Couniry Club Mlara, Eansas City, Missouri,
first automobile-oriented rigional shop-
ping center, developed by 1 C. Nichols

Hame Cyners Sendce [natitule spomor
“Home Sweet Home, " the official demaon-
stratian howe for the Better Homes in
America moverment and publishes Boaks of
A Thousand Homes, edited by Henry
Atterbury Smith,

Publication of Myrl E. Bottamiey's The
Design of Small Properties.

Variaty of moderately priced small houses
built at Radburn; grounds and plantings by
Marjorie Sewell Coutiey

Architects® Small House Service Bureau, Inc.,
publishes Smail Homes of Archifeciiral
Digfinction. edited by Robert T. Jone.

Park-and-Shop, Cleveland Park,
Washington, D.C., desigred by Arthur
Heaton for Shannon and Luchs Real Estate.

Prasident's Conference an Home Bullding
and Heaie Craneribilp,

Mlussurm of Madern Ar, New Yark, mounts
exhibltbon entitled, “The International
Style: Architecture Since 1922.°

Chatham Village, at Pitisburgh, developed
by ther Buhl Foundation and desdgoed by
architects Ingham and Boyd and landscape
architect Ralph E. Griswald

Century of Progress Imternational

Exhibition, Chicago, features “House of
Tomorrow,

Fedaral Houting Administration establishes
programs for [nsuring morigages on small
homies and large-scale rantal houking.
Hehowsing Urban Amenca By Henry Wright
and Garden Design by Marjoris Sewell
Cautley published.

Demaonstration of prefabrication at Purdus
Rewoarch Village, Lafayette, Indisna.

Forest Products Laboratory of the LS.

Bemiy Industries publibes throe-wolume
The Evolwing House, which outlines prin-
ples of prefabrication.
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