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IMAGINE THE POSSIBILITIES 
OF YOUR MAIN STREET

DEVELOPMENT STORY



AGENDA
+ Introductions and Learning Objectives

+ Greetings from a Great American Main 
Street City (GAMSA)

+ Preservation-Based Economic 
Development

+ Design as Preservation

+ Takeaways



LEARNING OBJECTIVE 01

Recognize the importance of 
storytelling and design to 
engage an active stakeholder 
process and promote 
implementation strategies for 
downtown projects.

• Form Follows Function
vs Form Follows Fiction



LEARNING OBJECTIVE 02

Recognize Architecture best 
practices in the Rehabilitation 
design process include balancing 
the Secretary of Interiors 
Standards, Accessibility, Building 
Code, Development Objectives, 
Sustainability and Community 
Connectivity.

• Concepts and Terminology



LEARNING OBJECTIVE 03

Advocate for implementation of 
local design and construction 
guidelines that focus on resilient 
heritage through the preservation 
of a built history.

• Development Diagram and 
Sample Toolkit



LEARNING OBJECTIVE 04

Analyze economic strategies 
for the rehabilitation of historic 
properties and recognize 
connections to local 
development processes.

• Case Study | Rialto



We all have an origin story…



And should imagine the possibilites…



Use this slide to break 
up content and add an 
important point.

Preservation is not 
about freezing places or 
buildings in time or 
standing in the way of 
progress.



“Once a bustling junction for three major rail lines, Denison grew rapidly in the late 19th century, 
tying its identity to the tracks. But when Union Pacific Railroad absorbed the Katy Railroad 
decades later, this North Texas city was forced to reckon with the sudden loss of hundreds of 
jobs and find a way back from the economic void left behind.” [Preservation Magazine | Fall 2025]











Streetscape Before Streetscape After



Use this slide to break 
up content and add an 
important point.

significance and 
integrity should not 

be confused with 
condition





















“protection, 
enhancement 

and perpetuation 
of districts... 

are necessary”
City of Denison, Historic Preservation Ordinance



Maps of 
Downtown



REIMBURSEWORK 
COMPLETED

FAÇADE 
GRANT

APPLICATION

PREDEVELOPMENT         DESIGN DEVELOPMENT             CONSTRUCTION            OCCUPY

BEGIN
WORK

RECEIVE 
PERMIT

RECEIVE 
COA

DUE 
DILLIGENCE

PERMIT
APPLICATION

PREPARE 
DOCUMENTS

HISTORIC TAX 
CREDIT 

PRE-MTG
(SUGGESTED)

ELIGIBILITY 
(PART 1/A)

DESIGN APPLICATION
(PART 2/B)

UPDATE AS NEEDED
(PART 2/B)

AUDIT
(PART 
3/C)

NOTE: HISTORIC TAX CREDIT PROJECT TIMELINE (IN PURPLE ABOVE) IS IDEALIZED FOR PURPOSES OF THIS DESIGN DEVELOPMENT 
COMPARISON ONLY.



13-8 Criteria for approval of a certificate of appropriateness.

(a)  In considering an application for a certificate of appropriateness or 
administrative certificate of appropriateness, the board or historic 
preservation officer shall be guided by any adopted design guidelines, and 
the following from The Secretary of the Interior’s Standards for 
Rehabilitation of Historic Buildings.

<EXAMPLE FROM TEXAS MAIN STREET CITY HISTORIC PRESERVATION ORDINANCE>



Guidelines for 
New 

Construction



Historic Preservation Overview
“Through preserving, rehabilitating, and restoring 
our historic assets, not only do we provide an 
explanation for how we got to where we are, but 
we promote the future economic, cultural, and 
educational welfare of our citizens.” | City of Dension 

ORDINANCE        GUIDELINES

DEVELOPMENT PROCESS + RESOURCES



INCENTIVES IN DENISON

• Alley Access Grant 
• Destination Creation Incentive 
• E-Commerce Grant 
• Fire Suppression Grant 
• Site Improvement Grants 
• Targeted Building Incentive 
• Targeted Business Incentive 

Invest in Ourselves

https://denisontx.org/wp-content/uploads/2025/12/Alley-Access-Grant-Guidelines-and-Application.Fillable.pdf
https://denisontx.org/wp-content/uploads/2025/12/Alley-Access-Grant-Guidelines-and-Application.Fillable.pdf
https://denisontx.org/doing-business-here/incentives-grant-programs/e-commerce/
https://denisontx.org/doing-business-here/incentives-grant-programs/e-commerce/
https://denisontx.org/doing-business-here/incentives-grant-programs/e-commerce/
https://denisontx.org/doing-business-here/incentives-grant-programs/e-commerce/
https://denisontx.org/wp-content/uploads/2026/01/Fire-Suppression-Grant-Application.Fillable.pdf
https://denisontx.org/wp-content/uploads/2026/01/Fire-Suppression-Grant-Application.Fillable.pdf
https://denisontx.org/doing-business-here/incentives-grant-programs/facade-grants/
https://denisontx.org/doing-business-here/incentives-grant-programs/facade-grants/
https://denisontx.org/wp-content/uploads/2025/12/Targeted-Building-Incentive.Fillable.pdf
https://denisontx.org/wp-content/uploads/2025/12/Targeted-Building-Incentive.Fillable.pdf
https://denisontx.org/wp-content/uploads/2025/09/Targeted-Business-Incentive-Complete-Application-and-Spreadsheet.FIllable.pdf
https://denisontx.org/wp-content/uploads/2025/09/Targeted-Business-Incentive-Complete-Application-and-Spreadsheet.FIllable.pdf


(Courtesy of National Park Service Preservation Brief 51) | Includes citation of Secretary of Interiors Standards 







“This method can be 
extremely flexible in 
responding to the 
unique conditions 
presented by different 
historic and existing 
buildings. It benefits 
smaller rehabilitation 
projects, including those 
with business or mixed-
use occupancies, by often 
allowing a building to forgo 
a new sprinkler system or 
to maintain an existing 
system. The method is a 
scoring system…” 

Chapter 13: Performance Method

(Courtesy of National Park Service Preservation Brief 51)





1930













TAKEAWAYS
1. imagine YOUR possibilities

2. significance and integrity should 
not be confused with condition

3. international existing building code 
(IEBC)

4. preservation-based economic 
development



Donna Dow
Main Street Director | City of Denison, Texas
DDow@DenisonTX.gov

Mary Tate
Development Director | City of Denison, Texas
MTate@DenisonTX.gov

Jamie Crawley, AIA, LEED AP BD+C
Main Street Architect | Texas Historical Commission
Jamie.Crawley@THC.Texas.gov



Please review this session on the Mobile Event Guide:

Need help?  See your conference program or a volunteer for assistance.

Download the “Main Street Now 2026” app 
Locate this session and scroll to 
“Session Feedback”
Complete your review
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