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“Doing more with less” seems to be a mantra for the 21st Century.

Design work, however, doesn't need to be either prudish

or garish to be smart. Are we slowly stripping away history,

meaning, and character in our community?
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Are the commercial byproducts of sprawl outdated?
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Canasense of humor in strip malls be the recipe for success?
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A Strip of Pavement that Changed Texas Forever

How did our nation’s first highway system transform the Dallas-Fort Worth metroplex?
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The Politics of Stripping

Should public art be stripped of its historic and political meaning?
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PRESIDENT’S MESSAGE

Stripping Away

Photo: Daryl Shields

In today’s world, it is easy to get lost in the web of distasteful issues,

drama, and distractions. As architects, we have to find the higher ground.

This edition of Columns explores the meaning and realities of

“Strip” as it relates to architecture and design.

“Strip” holds two meanings within the realm of the built

environment: either “a linear organization” or “the act of

removingor extracting.” Architects deal with linear organization

in countless ways. Likewise, there are times in the architectural

process where the focus is to strip away excess and edit down,

while providing clarity and purpose. We live in a profession

where creativity and technology engage and test each other,

and where bricks and mortar keep us honest and authentic.

In today's world, it is easy to get lost in the web of distasteful

issues, drama, and distractions. As architects, we have to find the

higher ground. It is hard work to strip away the clutter that lies

between the virtual and physical. We must, as professionals, strip

away the non-essentials and find a clear, purposeful direction for

our work that is aspirational and enduring.

Architects are tasked with placing personal egos aside

to focus on elevating the creative spirit and the soul of our

work in an inclusive and respectful manner. In that context,

we strip away what might be perceived as individualistic and

self-serving, and allow team members to own moments and

elements of the work. We are most effective when we strip

away non-productive egos (and predetermined and prescriptive

directions and attitudes) and we work toward a more rewarding

collective result.

Architects also have an obligation to strip away inequality

in our workplace and in our communities and promote a higher

standard that is a visual beacon and benchmark for others. We

are practitioners who come from every walk of life and contribute

to our world in remarkable ways. The architectural profession

can be the example that denies no one based on gender, color,

religion, or age, and stands firmly as the pillar of equality and

inclusiveness. Let's strip away any doubt!

In closing, | want to thank the AIA Dallas Board of Directors

and the AIA Dallas staff for their time, talents, tenacity, and will

to reach for high goals. As the 2017 AIA president, | witnessed

AIA Dallas as a chapter on the move, and as a chapter that grew

to become the sixth largest chapter in the U.S. with over 2,400

members. Additionally, AIA Dallas is deep in the process of

designing and preparing for its new address at Republic Center

in the core of downtown Dallas. The new Center for Architecture

location will position AIA Dallas and the Dallas Center for

Architecture (DCFA) to become much more transparent, visible,

engaging, and connected with the urban fabric, the public, and

the pedestrian realm.

| could not have done my job without the support and

wisdom of the board, the many wonderful volunteers, and the

extraordinary staff. It has been a privilege, and|thank you for this

wonderful past year.

Please help me welcome Mike Arbour, AIA as 2018 AIA Dallas

president. Mike is president of JHP Architecture/Urban Design,

and over the years has served on many AIA committees and on

the Board of Directors for AIA Dallas and DCFA. Read more about

Mike and his goals for 2018 as president in the profile section.

ican
Nunzio DeSantis, FAIA

AIA Dallas President
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EDITOR’S NOTE

Strip Search

Photo: Allison Richter

As the uses of buildings change and how our community’s interaction

with them evolves, let’s ensure the transformation of our physical context

is not stripped of its historical and cultural meaning as well.

In setting out to define this issue, we wanted to explore how the

word “strip” could be seen in different architectural, cultural, and

community contexts. In Columns, we investigate both the use of

the word as a noun (in that it creates a physical presence and is

a part of our community's urban/suburban development). We

also explore its use as a verb. In that context, the word can be

considered provocative and thought-provoking. We delve into the

issues of stripping our community of various elements...stripping

of history, stripping of meaning, stripping of character.

It is this “stripping of character” that | find to be relevant in

architectural conversations right now. As we were composing this

magazine and defining what this context means here in Dallas,

architects were protesting on the streets of New York City and on

social mediaagainstthe planned strippingofcharacteratthe iconic

AT&T Building on Madison Avenue. The base of Philip Johnson's

1984 Postmodern skyscraper is being destroyed by stripping

away the integrity of the original design and replacing it with an

unsympathetic glass facade. This building is one of the defining

works of Postmodernism, a style that permeated corporate office

design well into the mid-1990's and has, more than any other style

of architecture, defined our own city's architectural character.

We are seeing the same challenge happening throughout

Dallas where buildings are no longer perceived to be in style, and

their integrity is being compromised by stripping their history

and, ultimately, their character. Our exploration is not about

preserving Postmodernism or any specific style of building, but it

is about preserving important parts of our architectural heritage

that we should not lose. While the mantra of “doing more with

less” has permeated our architectural discourse for the last 20

years, can we make a case against the stripping of monumentality,

ornament, and solidity that is reflected in the endless planes of

white marble and clear glass? As the uses of buildings change

and our community's interaction with them evolves, let's ensure

the transformation of our physical context is not stripped of its

historical and cultural meaning as well.

Additionally, | wanted to send a shout-out to the entire Columns

Committee, Columns Advisory Board, and the AIA Dallas teams

(present and past) for the many hours of volunteer contributions

to the publication. Their hard work and commitment was recently

recognized at the 78th Annual Texas Society of Architects

Convention with Columns receiving the Award for Excellence in the

Promotion of Architecture through the Media in Honor of John G.

Flowers Hon. AIA. Way to go, team! And, finally, a heartfelt thank you

to our Managing Editor, Linda Mastaglio, who, after over ten years

with Columns, is going to pursue a well-deserved retirement from

the publication. It was through Linda's professionalism, guidance,

integrity, and dedication that Columns evolved from a monthly

newsletter to an award-winning quarterly publication,never missing

anissue, and constantlyraisingthe bar on quality and content. Linda,

Iwill miss learningfrom you, collaborating with you, and getting that

unforgettable “look” when | missed a deadline. Thank you for setting

the foundation for this publication to continue to grow and evolve.

You will alwaysbe a part of every issue.

Work
Harry Mark, FAIA

Editor

harry@rsmdesign.com
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Character is an imprecise and subjective concept that cannot be easily

quantified. It is nebulous, messy, and complex. Said a certain way, the word can

be a euphemism for “ugly.” (e.g. “That house has a lot of [pause, clear throat]

character.”) Cracks in the plaster of a 1920s house, may cheekily be chalked up

as “character.” A worn leather bag, discolored by use—faded, broken-in, and rich

with age—develops a patina that gives a sense of the object’s past. Wrinkles on

an octogenarian’s face tell the story of time and experience.

So, what does “character” refer to when it comes to describing

architectureand placemaking in Dallas?Does the purest expression

of a particular design aesthetic equal character? Ornamentation

ona building—does that, at times, express character?

Characters different from taste, right? Using that assumption,

would minimalist buildings be perceived to be void of character?

Does a mural on an otherwise non-descript structure on an

otherwise non-descript street instantly imbue the building and

place with character? Is it solely up to the physical architecture

to define the character of a place? Is it any one thing?

Many features in aggregate combine and contribute to a

building’s or a place's sense of character. For a district that

imbeds itself into our memory, that expresses the soul of a place,

there is some “otherness” to it. There is some “it” quality that

goes beyond the three-dimensional physical space and extends

to how we inhabit that space. This adds to the ambiguity of how

to precisely define character. Is it a thing or a feeling?

Consider this: The advent of air conditioning transformed

home construction during the latter half of the 20th century

by effectively eliminating the environmental need for the front

porch. This one change profoundly altered social interaction and

sense of community. Highway construction then syphoned life

out of the inner city. Ribbons of concrete created stark divides

in neighborhoods that once were cohesive. Accommodating the

car by scraping blocks of urban fabric to create fields of asphalt

profoundly changes the sense of scale and the concentration of

activity in an area.

But thebuilt environment is not astaticthing. Itis a reflection-

in-motion of our society's economic, social, and artistic values.

As a consequence, the character of a place continues to evolve

and devolve. So, what does the view of our own backyard tell us?

CHARACTER ... IN DALLAS?

Some might say that Dallas is afraid of its own past, or at least

it doesn’t know what to do with it, or how to effectively honor

it. Dallas came of age in the last part of the 20th century and is

consequently rooted in a post-industrial, auto-oriented typology.

However, to condense the entirety of our city down to this one

point of view is an overgeneralization, and to say that the result is

acity that is void of character is sorely missing the point.

Dallas, and its urban core in particular, is in fact a patchwork

of some 175-plus years of building, demolishing, rebuilding, and

amending the world around us. In some partsof the community,

this evolution has resulted in places that developed a texture

and richness through countless incremental changes over the

decades—a patina of sorts. In others, there is a uniformity of

style and context that can transport you back in time, even if

it is only to the 1980s. In other instances, we have recognized

that the transgressions of perhaps well-intentioned, but poorly

executed building modifications have lessened the quality of

our visible heritage.

AREVERSE STRIPTEASE?

Deep Ellum is characterized as an eclectic mix of old and new. It

stands, for now, as a prime example of letting history arrive and

express itself with each new day and each new tweak to its fabric.

This casual attitude toward the buildings, changing incrementally

over time, has resulted in a place witha comfortable and relaxed vibe.

Hollowing out buildings to create communal gathering places and

slicing through blocks to provide safe and comfortable passage are

interventions aimed at elevating the experience of the pedestrian.As

aresult, Deep Ellum is becoming more humane and “stickier.”

Similarly, recent changes to The Crescent have softened

its edges and injected life at the base of the building through

landscape and through alteration of how the ground floor space

is occupied. Its changes allow activity to spill out under the

trees, opening up what was once an auto-oriented island. These

interventions have been done while arguably maintaining the

integrity of Philip Johnson's Postmodern take on historic French

architectural paradigms.

These examples show that modification in and of itself doesn’t

necessarily detract from or diminish character. In some cases,

it improves and enhances it. If we were to strip either of these

examples back to its original form, we would take away some of

the interest and human scale that has developed over time. There

is an argument here to allow for the gentle evolution of places.

COLUMNS / aiadallas.org 15
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Some of our city’s most iconic architectural landmarks once had their original

character shrouded, or at least partially obscured, in an effort to “modernize”

them. Too often, we pasted over “tired” and “outdated” facades to give them a

sense of freshness, to make them seem more marketable, more “adapted” to

a modern way of life. In some instances, dismantling these masks eventually

represented the more favored cultural expression of our community.

LEAVE WELL ENOUGH ALONE?

If buildings are testimonies of the time and place that built them,

then 1980s Dallas hada lot to say. A building boom driven by

free-flowing capital—not necessarily by a high demand for real

estate—kept us cranking out buildings until the whole house of

cards had collapsed by the end of the decade. Despite the initial

glut of hollow buildings, this prolific period of development is a

defining period for our downtown.

While the urbanism of the ‘80s was lacking, to say the least,

we now look back upon some of these places witha level of

nostalgia. The opulence of unfettered money certainly left an

indelible mark on downtown. The materiality found in the original

brass, exotic hardwoods, and stone in the lobby of Trammell

Crow Center, for instance, was endemic of the time. Ice skating

in the lobby of the Plaza of the Americas was a quintessential

downtown experience. However, as these spaces aged and

materials fell out of fashion, pressure to stay competitive in

the marketplace eclipsed any notion to keep these buildings in

their original form. While reformatting the street edge around

Trammell Crow Center rethinks our past treatment of the public

realm, are we losing, at least in part, exemplary prototypes from

that era? In the long-run, will the resulting space begin to feel

awkward and incongruous with the building that surrounds it?

Are we losing some of our “Dallas-ness?” If so, will we restore

either back to its original condition someday decades from

now? Time will tell.

TAKE IT ALL OFF!

Some of our city’s most iconic architectural landmarks once had

their original character shrouded, or at least partially obscured,

in an effort to “modernize” them. Too often, we pasted over

“tired” and “outdated” facades to give them a sense of freshness,

to make them seem more marketable, more “adapted” to a

modern way of life. In some instances, dismantling these masks

eventually represented the more favored cultural expression of

our community.

The Texas School Book Depository at the time of JFK's

assassination was embellished with mid-century screening

on its ground floor and fitted with aluminum windows. It was

renovated in the early 1980s back to its original 1901 Southern

Rock Island Plow Company appearance. Many would argue that

the more coherent detailing of the original design provides a

better welcome to our city as it stands watch over Dealey Plaza.

The Magnolia Building—home to the our very own Pegasus, the

celebrated symbol of our fair city—was once covered along the

street level in slick stone that flattened the texture and rhythm

of the Beaux-Arts detailing that once again graces Commerce

Street. Looking at downtown today, it is hard not to imagine

the sense of history that each of these buildings lends to the

urban fabric.

Some places are not so lucky. Underneath the beige skin of

the Butler Bros. Building, lies an early 20th century architectural

behemoth. Attempt after attempt to peel back the skin and expose

the building's original charm and character fell short, even with

the offer of city subsidies, federal tax credits, and the yeomen's

efforts of developers. All the king's horses, it would seem, could

not bring much-needed interest and character back to this corner

of downtown. If only...

John Brinkerhoff Jackson, a leader in landscape studies,

notes that “...Since the beginning of history, humanity has

modified and scarred the environment to convey some

message, and that for our own peace of mind we should learn

to differentiate among those wounds inflicted by greed and

destructive fury, those which serve to keep us alive, and those

which are inspired by a love of order and beauty, in obedience

to some divine law.” His argument is for intelligent discernment

of the built environment. After all, living places will continue to

change. How we manage that change is the critical question

we face. As a city, we must balance chaos with order, old with

new, predictable with surprise, and nostalgia with contemporary

realities if we are to maintain vibrant places. In pursuing this

endeavor, what do we keep on, and what do we strip off?

Are the changes we make improving the character and shared

experience of a place or are we simply pruning the history out of

our architectural record for short-term gain? We'll see. The future

is in our hands.

David Whitley, Assoc. AIA is principal of DRW Planning Studio.

Mark Doty, Larry Good, FAIA, Cris Jordan, and Nancy McCoy, FAIA

contributed to this article.
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By Paris Rutherford

FIXING STRIP-URBIA
Sprawl.Thischarged,catch-allterm describes the auto-orientedbuilt environment

in which a majority of us live. Its development pattern fuels emotional debates

over concerns that are not in our long-term interest and lead to health problems.

But what exactly is sprawl?

While typical answers describe its negative effectssuch as

traffic congestion, pollution, environmental degradation, and

anonymous places those answers often fail to identify it as the

most successful real estate venture in history and the byproduct

of a highly efficient legislative and land development system. It

is exactly what we have craved in North Texas since the 1950s:

communities providing auto-oriented access to shopping and

workplaces through wide arterial streets, separated land use

patterns with large landscape buffers, and convenience for all—

the American Dream.

But this dream is evolving and the commercial byproducts

of sprawl (the strip commercial corridor, shopping mall, retail

power center, and the neighborhood grocery center) are

becoming outdated and in need of repositioning.

METROPOLITAN SCALE—THE CORRIDOR

Commercial strip corridors were the “miracle miles” of old and

are a common sight in North Texas. They originally connected

our downtowns with older neighborhoods (e.g. Ross Avenue,

which connected downtown with East Dallas), became prevalent

throughout our suburbs as the primary connections between

neighborhoods and workplaces (e.g. Preston Road, which was

the gateway to the north), and later evolved into our highways

connecting communities with destinations such as airports,

Mea Lee atWere eae ag

Cee amcntseney ore eeaUae)

amas enn

office parks, and shopping malls (e.g. State Highway 183).

In the past 50 years, commercial strip corridors have

accountedfor the majority of commercial developmentactivity in

our region. But as our communities age, manyof these corridors

are losing their attractiveness as development locations and

are experiencing disinvestment resulting in vacant, abandoned,

and underused properties that negatively impact the image of

the city around them. But these corridors remain key parts of

regional transportation networks and are often well-positioned

for reuse and redevelopment because of the high volumes of

traffic they continue to experience.

To realign these existing corridors with new opportunities,

the propertieson both sidesof the right of way andthe designs

of the streets themselves should be significantly restructured

into places that once again intrigue the market. This involves

the amending of development patterns toward hierarchical

“nodes” of clustered uses at key points along each corridor

with noncommercial programming and landscapes between.

It involves a change from auto-oriented to multimodal

transportation options that help focus redevelopment while

improving mobility options. And it involves more enlightened

common area design that enhances the environmental

condition of the community through meaningful and

programmed open space.
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This deliberate orchestration requires leadership by local

governments as these strips are composed of hundreds of

separate parcels—far too many individually-owned properties

for any developer to substantially influence. And with these front

doors of the neighborhood at issue, stakeholder involvement in

the replanning process is critical to ensuring that revitalization

meets local needs, gains political acceptance, and advances to

real implementation.

Corridors such as Columbia Pike in Arlington, VA, and Aurora

Avenue North in Shoreline, WA, achieved such success and have

seen a large amount of private investment through urban mixed-

use redevelopment over the past few decades. These streets are

designed for people, transit, and bicycles, not just cars.

Utilizing such a market-sensitive community planning and

design process allows us to capitalize on one of our largest

opportunities to evolve the Dallas area into a national model of

placemaking and heightened livability. And while this is still in the

early goings in North Texas, McKinney Avenue in Dallas and West

7th Street in Fort Worth stand out as examples of similar public/

private collaboration, leading potentially to great economic and

experiential turnarounds.The urban phenomenon of the Shops at

Legacy and Legacy West that has occurred in the Legacy Business

Park along the Dallas North Tollway shows the impact such a

mixed-use node can bring.

CITY SCALE—THE SHOPPING MALL

The crown jewel of suburbia has been the regional shopping

center. The mall helped form the strip corridor by being a major

anchor around which smaller businesses located. Although

there have been refinements in programming over the past

three decades, the mall is still defined by massive buildings

ringed by acres of parking and detached from the community.

Customers generally frequent a mall for its strength of retail

versus quality of place. The market has been shifting from this

paradigm and rewarding places that provide real interaction and

urban amenities versus transaction-based experiences alone.

It is not the failings of the mall's retail program that urges

retrofit, but its inability to deliver an authentic and engaging

experience. nthe past, revitalization efforts soughtto resuscitate

the format of the mall itself. In the ‘80s and ‘90s, developers

focused on retail remerchandising and design facelifts to

freshen up the mall experience. In the "90s and 2000s, many

malls had their roofs removed or exterior pedestrian wings

added to attempt the “urbanization” of its format. And while

these efforts did help bring new investment and attention to

the commercial experience, the malls ultimately retained their

sense of internalized and privatized commercial experiences,

detached from the communities around them.

There have been a host of new efforts, however, that reverse

this by restructuring the mall's urban plan itself. They work

to evolve the mall's identity from being a “project” to being

understood as an authentic “neighborhood.” Pedestrian-friendly

networks of streets and open spaces are overlaid on the mall site

plan with a new mix of buildings and uses that create activity

from the daytime through the nighttime. New types of office and

residential uses are inserted at key moments within the plan to

strengthen the experience and identity of the district. Hotels

and meeting space are also being added to better cement the
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new district's regional importance. As can be seen in the “de-

malling” of the Villa Italia Mall in Lakewood, CO, to become the

Belmar District or the redevelopment of the Plaza Pasadena Mall

in Pasadena, CA, to become Paseo Colorado, these efforts have

recast the identity of their places and improved the value of the

larger commercial district around them.

Though www.deadmalls.com identifies seven North Texas

malls as being in trouble, the opportunities posed by Valley View

Center inDallas (now being reimagined by Scott Beck) and Collin

Creek Mall in Plano (now with new potential due to its proximity to

KDC’s Cityline development) show real potential for such urban

regeneration to occur in our region.

VILLAGE SCALE—THE POWER CENTER

In the 1980s, developers saw opportunities to consolidate retail

patterns away from the commercial strip and mall and invented

an array of enlarged and more specialized clustered retail formats

centered on auto-convenience. “Category killer” clusters (large

single-themedstores intended to capture market share from smaller

stores) and other centers anchored by “big box” stores evolved into

what we know as “power centers” needing large acreages at high-

visibility, high-traffic locations. But as with most real estate formats

devoid of a sense of place, their shelf life is continually shortening

as they offer nothing more than convenience and value, all things

the internet makes abundantlypossiblewith lower investment cost.
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While these developments are generally further away from

decay than many older malls, many are experiencing rapid

devaluation that brings with it down-cycling in tenant types.

These developments do have the positive characteristics of land

and building size that make them great candidates for retrofit to

such uses as cultural, athletic, and health care campuses. With

new uses come smaller parking requirements; the parking fields

themselves can make room for activated open spaces and other

new development armatures around which a more engaging

urban form can emerge.

Such activity is occurring in other regions across the country

including Bayshore Center in Glendale, WI, where the power

center's parkinglots were converted into a series of new buildings

and open spaces forming a walkable town center. In other areas

where the power center remains successful, but adjacent areas

have struggled, such unlikely activities as those happening in

the downtown Birch Street development in Brea, CA, may occur.

Rather than redevelop the power center itself, the city worked

with developers to add new buildings and streetscapes behind the

center to form a walkable mixed-use destination that breathed

new life into the broader neighborhood.

Where the cost to rebuild is also too great, the adaptive reuse

of the buildings themselves through landscape design and

architectural additions focused on the type of placemaking that

was accomplished at the Digital Realty redevelopmentof a Dallas

Annual Festival Italiano hosted in the Belmar Shopping Districtin

Lakewood,CO isafree communityevent celebratingthesights, sounds,

andflavors ofItalyandthe Italian culture. / Photo: EdEndicott,Alamy Live News
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