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IMAGINE THE POSSIBILITIES
OF YOUR MAIN STREET
DEVELOPMENT STORY

Donna Dow
Main Street Director | City of Denison, Texas

Mary Tate

Development Director | City of Denison, Texas

Jamie Crawley, AlA, LEED AP BD+C

Main Street Architect | Texas Historical Commission




AGENDA

Street City (GAMSA)

Development
Design as Preservation

+ Takeaways

+ Preservation-Based Economic

+ Introductions and Learning Objectiv

+ Greetings from a Great American Mai
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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

P
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Spotllght on Downtown

(

* FExpedition Texas
s livin' the Good Life
« State Leadership & Public Recognition:

( REGIONAL B
e KXl
e KTEN
* WFAA
e Herald Democrat
* Social Media Coverage
\- /

.

s Texas Time Travel

s Authentic Texas

* Heritage Traveler

« Medallion - Texas Main Street (Special

STATEWIDE (TX) )

Feature)

o Office of the First Lady of Texas
o State Senator Hagenbuch

o Texas Historical Commission

o Texas Rangers in-game recognition )

NATIONAL

* The Municipal Magazine
* Preservation Magazine
* National Trust for Historic

Preservation (75th
Anniversary Book)

(July 15, 2025 - Congressman Pat Fallon recognized downtown Denison in the c:ongressionalj

Record with a flag flown over the U.S. Capitol.




LEARNING OBJECTIVE 02

Recognize Architecture best

N

$4.99m

Over 9 years in TIRZ No. 3 collections & earnings

y

1in 4 sales tax dollars citywide
comes from downtown

practices in the Rehabilitation
design process include balancing 8 & (o)
the Secretary of Interiors Ful-Time Employees

in District

o

District Occupancy Rate

B

106

Downtown Loft
Residents

Standards, Accessibility, Building | 85%
Code, Development Objectives, x{y/ 85
Sustainability and Community R ——
Connectivity.

[. 321 W. Main wwwdowntowndenisoncom (@ (903) 464-4452 (&) (3 DowntownDenisonTx

- Concepts and Terminology
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SYuntoininbenelor
SusdDontowmbevelop '
B Denison, Texas www.DenisonTX.gov
3 Please provide a copy of these guidelines to all construction employees, contractor:
: and visitors affiliated with your renovation project. .

Building permits require inspection within six months of issue to remain in effect. Efforts to keep proj
moving forward will be appreciated.

Only parking spaces directly in front of the storefront/job site may be utilized for construction purpos\

The Main Street Department will assist with finding a location for your dumpster that best fits your ni

Advocate for implementation of e

Downtown employees and business owners are always encouraged to park off street, and we ask that ﬁ LL
construction crew members do the same. Of course, any necessary temporary parking for utility vehlcl

local de sig N and construction o -

The sidewalk and other public property should be protected from paint and other discoloration/dama

guidelines that focus on resilient .

d from the sid parking spaces, and roadway.

heritage through the preservation

-ﬁmt path must remain clear for pedestrian access along sidewalk. Y :_ o

i

n L] g 0
Of a b u I I t I S to ry. : : A‘DA at‘éeg‘s_io the publ_lc (sidewalks, parking, etc.) may not be blocked and must remain open.

 Access to neighbormg propert'ies must not be blocked. (Any variance requires special permission, no
tion of nelghhor, and signage at the cost of the property owner under construction.)

;  Any alley, street, or sid: must be coordi 1 through Public Works by completing a “Ri
at Of‘Way Use” application. This must also be scheduled with the Main Street Department for notification
“neighbors.

] ) {
D eve I O p I I l e n t D I a g ra I I l a n d \ifhe Gimd Neighbor Policy is in effect downtown. Consideration must bg
~ shown for neighboring businesses to minimize impact and obst‘ruciion. :

Sample Toolkit "

For more info: Donna Dow, Main Street Director | 903-464-4452 | ddow@denisontx.gov.




LEARNING OBJECTIVE 04

Analyze economic strategies
for the rehabilitation of historic g |
properties and recognize f )

“Denison Main Street has shown how meaningful community engagement

con neCt|OnS to Iocal can drive lasting change. By fostering open communication, creative
outreach, and strong local partnerships, they ensured that businesses and

d eve | O p me nt p rocesses. residents remained at the heart of their significant transformation.”

- Erin Barnes, President and CEO of Main Street America

. Case Study | Rialto $1,699,874.61 | 10 [2720

' ) ) Freatiblic Free street
Invested in downtown* by property owners & businesses p and parking

*Renovations, expansions & new development parking lots lot spaces
\ v . >

y 2026 4



Denison, Texas —|

Main Street,
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We all have an origin story...
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And should imagine the possibilites..
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—KANS.-\S—TEXAS RAILROAD §

“Once a bustling junction for three maijor 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]
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Streetscape After







txhistcomm

€84 ® Liked by historianinrepose and 339 others

-~

txhistcomm William Sydney Pittman, Texas' first
practicing African American architect, left an indelible
mark, helping to shape the landscape of the African
American community in Texas.

After marrying Portia Washington, Booker T.
Washington's daughter, they moved to Dallas. His
arrival in Dallas not only marked a milestone in Texas
architecture but also provided the Black community
with access to a professional architect that understood
their needs.

Designed by Pittman in 1915-16, the Knights of Pythias
Temple (now known as the Kimpton Pittman Hotel)
stands as the first major commercial structure in Dallas
for African Americans. It became a professional and
cultural epicenter in Deep Ellum with storefronts,

offices. a druastore. barbershop. and a ballroom.
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Accessibility Design Response

D Potential Multi-Function Space (occupant le@id téebe evaluated with consulting structural report)

Potential roof deck activation (redugefobservable elemients from perimeter, evaluate with
historic tax credit review as appiicable) =

Diagram by Texas Main Street illustrates conceptual design and campus integration as proposed.



“protection,
enhancement, .
and perpetuation

of districts...
are necessary”‘
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PREDEVELOPMENT DESIGN DEVELOPMENT CONSTRUCTION OCCUPY

- ~~
—_—————
- ~

; DUE | PREPARE PERMIT RECEIVE
| BUERIEENES DOCUMENTS APPLICATION PERMIT
FAGADE f ‘
GRANT WORK :
APPLICATION COMPLETED |
/HISTORIC TAX -~ o T
/ CREDIT v ELIGIBILITY %~ DESIGN APPLICATION UPDATE AS NEEDED o
PRE-MTG }\ (PART 1/A) /> (PART 2/B) (PART 2/B)
\ (SUGGESTED) ,/ ... _ T T e e - ’ '

S v

o —

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>
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DEVELOPMENT PROCESS + RESOURCES

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
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INCENTIVES IN DENISON

Invest in Ourselves
| Alley Access Grant
= Destination Creation Incentive

g s~ E-Commerce Grant
*=— ___ site Improvement Grants
— - Targeted Building Incentive

. Targeted Business Incentive

Fire Suppression Grant

FJ



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
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s citation of Secretary of Interiors Standards



" IMAGINE THE POSSIBILITIES

e | BEAUMONT MAIN STREET.







Chapter 13: Performance Method
“This method can be

SAFETY PARAMETERS

| —— S
B

=_:' T t_ r-‘_‘_ % n_r 2 C ts 1305.2.2 Building area
E

extremely flexible in - 22 T
responding to the | —— c— s
unique conditions M“_.'!t '.‘I- H‘fﬂ_ —r 1305.2.6 Vertical openings

&5 [P Pl X 1305.2.7 HVAC systems

1305.2.8 Automatic fire detection
1305.2.9 Fire alarm system

1305.2.10 Smoke control
1305.2.11 Means of egress
1305.2.12 Dead ends

1305.2.13 Maximum exit access
travel distance

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...”

1305.2.14 Elevator control

1305.2.15 Means of egress emer-
gency lighting
1305.2.16 Mixed occupancies

1305.2.17 Automatic sprinklers
1305.2.18 Standpipes
1305.2.19 Incidental use

1305.2.20 Smoke
compartmentation

1305.2.21.1 Care recipients ability
for self-preservation®

1305.2.21.2 Care recipients
concentration®

1305.2.21 3 Attendant-to-care
recipients ratio®

Building score-total value

(Courtesy of National Park Service Preservation Brief 51)



IMAGINE THE

POSSIBILITIES

CAmMariilo (05/02)
onerman (05/14))

Cemson (05//10)

Ll G anpei05/10))

THE DOWNTOWN HISTORIC PROPERTIES TOUR

DEVELOPERS | INVESTORS

TEXAS FRIENDS
HISTORICAL
COMMISSIONY®

REAL PLACES TELLING REAL STORIES

= STREET

ENTREPRENEURS | RESIDENTS

MAIN gima SH8

Oowntowntx.org
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Main Street, Denison, Texas.—1
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Roof Deck

Upper Balcony

First Floor

. Stage —————-f

. Auditorium
Lobby

. Restrooms

. Hospitality Suite
Roof Deck

. Circulation

. Service ( i
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TAKEAWAYS

. imagine YOUR possibilities

2. significance and integrity should
not be confused with condition

3. international existing building code
(IEBC)
4. preservation-based economic
~ development |
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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, AlA, LEED AP BD+C

Main Street Architect | Texas Historical Commission
Jamie.Crawley@THC.Texas.gov

THANK YOU!




We APPRECIATE YOUR f€€DBACH!

Please review this session on the Mobile Event Guide:

a Download the “Main Street Now 2026” app

e Locate this session and scroll to
“Session Feedback”

e Complete your review

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