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Chapter 1: Introduction

The Texas Main Street Program (TMSP)
As previously noted, the Texas Main Street Program was one of the first six in the country to be authorized 
under the national roll-out. There are currently 87 actively participating communities. 

The participating Main Street communities in Texas reflect our widely diverse state: they range in size from 
very small (2,000 population) to very large (Laredo, with a population exceeding 230,000). Some are near 
major metropolitan areas; others are rural. Having been in existence for more than 30 years, the Main Street 
effort has proven itself as an economic development program, with more than $2.8 billion having been reported 
as reinvested into participating Main Street communities and almost 31,000 jobs and 8,000 small businesses 
created (Figure 1.1).

The Texas Main Street Program is a part of the Texas Historical Commission (THC), the officially recognized 
state agency for historic preservation. There are many other programs within the THC that are useful for 
communities engaged in reactivating their historic resources. There are agency programs that are connected 
to national efforts like the Main Street program, which is affiliated with the National Main Street Center, a 
subsidiary of the National Trust for Historic Preservation. There is the Texas Historic Courthouse Preservation 
Program and the Texas Heritage Trails Program, other nationally recognized programs. More information about 
all of the THC’s programs and activities can be found here: http://www.thc.state.tx.us.

The Texas Main Street Resource Team site visit
Every community entering the program since 1981 has received a site visit from a team of professionals with 
backgrounds in historic preservation and downtown revitalization. Objectives of the multi-day site visit are to 
allow the Texas Main Street staff to start building their working relationship with local stakeholders; to meet 
with them and learn about their specific issues and challenges and from that, to build a plan of action that comes 
in the form of this resource team assessment manual which offers Main Street-specific recommendations and 
suggestions just for Waco. Other important hoped-for outcomes of a resource team site visit are:

• To assess the condition and potential of the new Main Street district Begin what will hopefully become 
a long-standing productive relationship between TMSP staff and the local program
• Give direction and plant thought
• Inform and educate the public on the Main Street concept, the value of historic resources, and their 
appropriate preservation
• Start to assist in building the volunteer corps for the program by making the public enthusiastic about 
the effort
• Provide a fresh look through the eyes of outside professionals.

Figure 1.1: The makeup of the Texas Main Street network, one of the largest in the country.
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This Assessment Report
The following sections of this manual provide 
recommendations for Waco under the Four-
Points of Main Street while still recognizing 
that it has come in under an existing 
organization, the WDDC. This manual should 
be used as a guidebook to help the local 
program develop its plan of action that will 
lead to success in the revitalization of its Main 
Street district. The program is designed for 
both staff administration and volunteer effort, 
so the manual is intended to be used by both. 
The manual should be used in conjunction 
with regular interactions with the TMSP 
office, utilizing its services as well as taking 
advantage of the national and statewide Main 
Street networks.

Main Street Four Point 
Approach™ 
• Organization: involves getting everyone 
working toward the same goal and assembling 
the appropriate human and financial resources 
to implement a Main Street revitalization 
program. A governing board and standing 
committees make up the fundamental 
organizational structure of the volunteer-driven 
program. Volunteers are coordinated and 
supported by a paid program director as well. 
This structure not only divides the workload 
and clearly delineates responsibilities, but also 
builds consensus and cooperation among the 
various stakeholders.

work, shop, play, and invest in the Main Street district. By marketing a district’s unique characteristics to residents, 
investors, business owners, and visitors, an effective promotional strategy forges a positive image through advertising, 
retail promotional activity, special events, and marketing campaigns carried out by local volunteers. These activities 
improve consumer and investor confidence in the district and encourage commercial activity and investment in the 
area. 

attractive window displays, parking areas, historically-preserved buildings, building improvements, street furniture, 
signs, sidewalks, street lights, and landscaping, conveys a positive visual message about the commercial district and 

enhancing the physical appearance of the commercial district by rehabilitating historic buildings, encouraging 
appropriate new construction, developing sensitive design management systems, and long-term planning. 

Figure 1.2: The designated Waco Main Street Program area.
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compatible new businesses and new economic uses to build a commercial district that responds to today’s consumer’s 

the profitability of the district. 

Main Street Eight Guiding Principles

promotional events can revitalize Main Street. For successful, sustainable, long-term revitalization, a comprehensive 

that demonstrate that “new things are happening” in the commercial district. As public confidence in the Main 
Street district grows and participant’s understanding of the revitalization process becomes more sophisticated, Main 

to much longer-lasting and dramatic positive change in the Main Street area. Short, mid, and long-term goals are all 
essential. 

resources and talent. That means convincing residents and business owners of the rewards they’ll reap by investing 

by fostering and demonstrating community involvement, and commitment to the revitalization effort. 

other’s strengths, and limitations in order to forge an effective partnership.

of belonging. These local assets must serve as the foundation for all aspects of the revitalization program.

quantity. 

in better business practices, altering ways of thinking, and improving the physical appearance of the commercial 
district. A carefully planned Main Street program will help shift public perceptions and practices to support and 
sustain the revitalization process. 

at the beginning of the program pave the way for larger ones as the revitalization effort matures, and that constant 
revitalization activity creates confidence in the Main Street program and ever-greater levels of participation.





engagement for downtown revitalization is reviewed. Volunteer engagement is one of the most dominant aspects 

should be set in place to help that happen.

Design

creating a safe, inviting environment for shoppers, workers, and visitors. A successful revitalization will primarily 

directing attention to all of its physical elements: public and private buildings, storefronts, signs, public spaces, 
parking areas, street furniture, public art, landscaping, merchandising, window displays, and promotional materials. 
An appealing atmosphere, created through attention to all of these visual elements, will convey a positive message 

to instill good maintenance practices in the commercial district, enhancing the district’s physical appearance through 
the rehabilitation of historic buildings, encouraging appropriate new construction, and educating business and 
property owners about design quality, and long-term planning.

Planning

the Imagine Waco Plan for Greater Downtown
Imagine Waco through prioritization of 

Imagine Waco
increased design standards and review for historic commercial property, street re-design implementation, sidewalk 
connectivity, installation of  riverfront public amenities and a downtown living program.

Promotion

term and long term goals that will bring people downtown to shop, have fun, work, and invest. Short term goals 

public relations, and merchant support. 

Retail Recruitment

Economic Restructuring 

districts.  The report suggests that the Main Street program utilize its committee structure to address vacant and 
under-utilized property as downtown’s most pressing problem. The report references authoritative research that 

The final section of this report recommends utilizing the Main Street model to form relationships with Baylor 

Chapter 2: Executive Summary

Texas Historical Commission www.thc.state.tx.us
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structure not only divides the workload and clearly delineates responsibilities, but also builds consensus and 
cooperation among the various stakeholders.” Source: 

Summary of Observations and Recommendations for the Waco Downtown Development 
Corporation/Main Street Program

Observation and Recommendation 1

MS in a significant period of transition, the Main Street operational model can provide guidance for future success. 

and let that model be a guide.

Observation and Recommendation 2

structure and function over the years, their primary focus on preservation-based downtown revitalization has not. 

the managers for those programs can be easily contacted for more information.

Observation and Recommendation 3

Main Street framework should be viewed as an important element in this process.

Figure 3.1 and 3.2: Designated Texas Main Street urban communities. 
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somewhat parallel to Main Street and now there are additional organizational changes ongoing as functions from 

staff, with an additional position approved as was learned by the team during the site visit, and transitional support 

MS. Most of the rest of this section will look at this situation and provide some suggestions for how the Main 

participation time shows that the framework of Main Street provides worthwhile benefit to these large communities.

from their local government to contractually carry out certain functions, such as management of the downtown 

and economic development functions are handled there while a stand-alone non-profit Main Street Association 
manages the promotion and organization aspects to carry out the local downtown revitalization effort. A similar 

Street programs have a variety of other responsibilities, such as McKinney which manages the performing arts center 

All local Main Street programs are required to turn in monthly reports outlining what activity has occurred in each 
of the four-point areas.  From the urban perspective, the reports show that the organization component is largely 
focused on relatively traditional activities:

o San Angelo–coordinate a regional roundtable meeting

and thank-you volunteer event for festival supporters plus prior to the festival, organized a safe-handling 
training for food being served

presented an update to city council
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which includes an awards program

operational committees that provided an avenue for volunteer involvement:

structure and the new relationship with Main Street opens up some other places for thought and possibly some 

looked at a variety of other urban Main Street programs in different organizational structures across the country and 
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Figure 3.4. Organization chart from Cheyenne, Wyoming is an example of how Main Street can be structured within a larger context of 
downtown revitalization. 
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was shared during our visit, but additional information can be gathered by visiting their website at www.
downtownaustin.com . 

internal organizational charts. Additionally, some of these programs are in transition so their structures could 

Figure 3.5. Organization chart from Fort Worth, Texas is an example of how Main Street can be structured within a larger context of 
downtown revitalization. 
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business outreach and connectivity; event planning and follow-through, volunteer engagement, and

purpose organizational structure could serve to effectively allow the creativity, activation and vision of downtown to 
be realized.

for creating community wide buy-in for preservation and the downtown effort, plus they are an absolute necessity 

There are many Main Street resources for implementing and creating a strategy for an effective volunteer program, 

 or the national 

Main Street staff and we will provide any support we need so that you can create and maintain and effective and 
substantial Main Street volunteer corps. The first step should be to start developing strategies and rationale for 

traditional form. 

maintaining an economically healthy historic downtown. 

!e author of this section was Debra Drescher, State Coordinator, Texas Main Street Program, Texas Historical 
Commission. 
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determine opportunities for future physical development. After listening and observing, the resource team design 

achieving renewed success for the revitalization of their downtown, ensuring that the goals and achievements of their 
predecessors will live on and be honored by future generations.

understanding and preserving the past. 

Main Street Design in Three Easy Steps
Step one

planned. The first task that should be undertaken is a district-wide inventory of every building, lot, street, sidewalk, 
parking space, sign, and window display. You must know what you have and what condition it is in before you can 
start making plans for improvement.

individual buildings within the district in order to bring them to an aesthetically pleasing and lease-ready level of 

       

physical rehabilitation effort.

to be at their best aesthetically and ready for lease. Again, there is good news; a substantial amount of the buildings 

You also have to think about your city as a sociologist might by looking at places people like to go, where they are 
at various times throughout the day, which areas in town seem to be consistently devoid of people, where do people 

Step two
After you’ve made your observations and collected your data in step one, you need to organize your data. You create 
categories based upon degree of difficulty for financial, personal, or political reasons. You assign a dollar figure to 
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Figure 4.2. This figure reveals the degree to which the buildings with historic integrity will need to be worked on to get them to be at 
their best aesthetically and ready for lease. Again, there is good news; a substantial amount of the buildings require only minor work 
(orange color).
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landscaping, and balconies have been cleverly utilized to establish a welcome new pedestrian-friendly environment in 

recreated as a private garden for the building’s tenants, but the garden wall that was built to provide visual privacy 
and security still makes a positive contribution to the street with its fanciful gate.

                     

There are cases where some additional attention paid to the historic look of the façade could have resulted in a 

constructed. Although an historical photograph was not available, it was rather easily surmised that the façade 
originally had a composition and configuration more closely resembling what is seen in the design rendering Figure 

Figure 4.5–4.6. An example of rehabilitation of a remaining historic building. 

Figure 4.7–4.8. Facade under construction (left) and Main Street design staff suggestion (right). 
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rehabilitation even though there did not appear to be any planned rehabilitation effort in the works. Staff developed 

Figure 4.9–4.10. Upper floor windows covered (left) and Main Street design staff suggestion for new storefront and revealing 
upper floor windows (right). 

Figure 4.11–4.13. Existing conditions (left), design 
suggestion from Texas Main Street design staff (right), 
and historic photo for reference (bottom). 
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an empty lot that is being targeted for a new 

recommendation maintains the look and 

the stone veneer intact across all stores. The 
composition is further reinforced by the 
addition of a long horizontal canopy. The stores 
achieve their own character and identity with 
individualized signs that relate to one another in 
size and shape, but differ in color and content. 

of creative storefront displays. The new infill 
building design relates in scale, proportion, and 
general character with its neighbor.
 

Figure 4.17–4.18. Existing building (top) and suggested new infill building compatible in design with existing 
commercial row with signage improvements (bottom).
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attracts use, Main Street provides the ideal stage.

Figure 4.19. First Lady’s rendering for Elm Avenue. 
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Getting the Public Involved in Design Issues:

Activities:

this is to create an on-going program of activities that help interested parties become familiar with the Main Street 
district’s unique character and assets. A few activities that have proven popular in other Main Street communities 
include:

Walking tours and brochures

Library events

photographs, newspapers, and memorabilia, there are people running the library who have an interest in the town’s 
history and often a passion for getting other people interested as well. As mentioned earlier, one of the first places 
to start when considering a building rehabilitation is by researching historic photographs of the property; covered 
transoms, missing architectural features, vacant properties, and overall street views that are available at the library 

Site visits from the Texas Historical Commission

Excursions to nearby Main Street towns 

Technology

staff can guide your search for information related to design guidelines, maintenance techniques, preservation-
friendly products, maintenance videos, and webinars.

Resource Library

the ball rolling:

Building and Historic Resource Inventory
The building inventory, when used as a comprehensive planning tool, is a working document that holds valuable 

income, and market availability. 
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Local Newspaper Column

history, and important maintenance techniques.

Identify the Building
One very popular event that has met with success is a series of contests that involve identifying unique architectural 

the newspaper, Main Street office, or some other central location and participants are challenged to seek out the 
location of the details in order to win a prize. The value of this contest is, of course, to get folks to take a closer look 
at the architectural history that surrounds them and get them interested in preserving it.

Preventing Demolition of Historic Resources:
A long lecture is not required here. Suffice to say that historic resources are irreplaceable. There are a multitude of 
reasons why old buildings are not worth saving but none of these reasons make sense when you are looking at the 
empty ground where the old buildings used to stand. A successful historic preservation program such as Main Street 
relies upon an understanding and agreement that historic resources will be protected. 

sites and structures. They give the community the ability to recognize and then offer protection for resources that 

defining features such as storefronts, window openings, historic awnings, and building materials is essential to 

Getting Building Owners to Work on Their Buildings:

buildings and invigorate their businesses. The hurdles are almost too numerous to mention; owner’s lack of interest, 
lack of money, lack of customers, lack of inventory, lack of merchandising concept, lack of business plan, lack of 
reliable business hours, abundance of deceased pigeons or bats in the display cases, moldy wallpaper, scantily-clad 

poor customer service, inferior products, deteriorated acoustic tile ceilings, skylights with broken glass, partially 
collapsed walls or roofs, and so on. Good design cannot take care of all of these problems, but it will get customers 

on their investment. Savings, low interest loans, or grants usually fund improvements. Grants, however, are usually 
difficult to obtain. Building owners have also leased-out previously unused portions of their buildings in order to 

effort to provide good customer service and good products along with an attractive physical environment.  Of 



30Texas Historical Commission www.thc.state.tx.us

Chapter 4: Design

manager, the design committee, and the Main Street staff can provide encouragement, incentives, and technical 

authenticity of its historic commercial district, and its unique buildings give the community a sense of place that 

understand that protecting these historic resources will be a key element in the success of the city’s revitalization 
efforts for its downtown district and the entire community. 

Some Final Thoughts about Design Issues in Historic Waco:

identified.

!e author of this section was Howard Langner, Architect, Texas Main Street Program, Texas Historical Commission. 
Design Team members: Howard Langner, Sarah Blankenship, and Marie Oehlerking 
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items in a surface way that are integral to the Main Street approach to downtown revitalization. So while this 
section reviews and prioritizes the specific implementation steps in the plan, it is important to keep in mind that 

of the plan, it is ultimately their responsibility on whether the various downtown players can come together and 

representation will be critical to actually getting things done.

Observation and Recommendation 1
There is a need to establish a sustainable decision-making framework to oversee implementation of the plan. 
This should include an advisory group of key decision-makers in downtown that can champion the related 

assign timelines, a responsible department and funding sources.  A draft of a working spreadsheet was provided to 

which should be identified, prioritized and mapped. At that point, the appropriate responsible entity and funding 
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Figure 5.1. Waco Downtown Planning Boundaries.
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Observation and Recommendation 2
Imagine Waco Imagine Waco’s emphasis 

on riverfront development and infill construction with the historic preservation principles of the Main Street 

financial incentives to generate more private reinvestment.  

small successes become evident and the market gets stronger, the large scale infill and new development along the 
riverfront and between campus and downtown becomes more feasible.

Figure 5.2. Downtown implementation matrix from the City of New Braunfels Downtown Implementation Plan 
completed by consultant team Torti Gallas and Partners, Inc and adopted in 2010. http://www.nbtexas.org/index.
aspx?nid=1115
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these areas

Observation and Recommendation 3

bridge and destinations on both sides of the river.

improvements to fill gaps.

from each.

complete redesign of riverwalk. 

strategic work in prioritizing implementation 

Rationale for Planning Recommendations

fascinating city.  The amount of surface parking came 

downtown is too “spread out,” there’s too much 
“dead space,” it is “not walkable.” Until a visitor has 

effect on the buildings in downtown, the city does Figure 5.4. Waco city hall and square before 1953 tornado. The Texas 
Collection, Baylor University
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not make much sense.  But once you understand that event, and some of the efforts made since that time, the story 

strategy, but the amount of land that is recommended for infill is massive and this will be frankly impossible 

estate development.

on surface lots along a riverfront while the Main Street approach is intended to preserve and reuse historic 

Developing Districts Based on Local Character

city’s best historic assets overlap with the goal of concentrating resources in defined areas. An analysis was done of 

geographic location. A quarter mile is the distance the average American is comfortable walking, which is about five 

historic integrity, districts begin to emerge. They are proposed in this report as the following: 

activity centers.  See www.tulsadowntown.org
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Figure 5.5. Downtown activity centers and ¼ walking distance buffers.

to fill the dead space and draw people out of the cars, branding these areas through wayfinding can be a high impact, 
lower cost and easily implementable strategy that is still consistent with the plan. 
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Figure 5.6. Downtown activity centers (red) and buildings with high historic integrity (pink).
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Prioritizing Projects

provide visible and impactful change.
 

gathering space and gives a modern interpretation to the former courthouse square.

history integrity of the buildings is highest. 

Figure 5.7. Tulsa branded their distinctive districts well by using  
landmark historic buildings.
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!e author of this section was Emily Koller, Planner, Texas Historical Commission. 

Figure 5.8 and 5.9. Imagine Waco recommends creating new urban parks. TMSP staff re-imagined the courthouse as a programmed 
public space in the downtown district.  
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able to embed a contact form for volunteers to sign up directly on your website. Make it as easy as possible 
to involve people in your program. 

before handing over a check. Make this information available to everyone so you do not miss opportunities. 

One final thought on websites that should be 
noted is that you do not have to pay thousands of 
dollars to build a website. There are several software 
programs that allow you to choose templates 

promotion and organization committees to research 
the best software for your Main Street website. 

comes from mobile devices. Make sure that your 
website is mobile compatible when you begin the 
development process. 

Recommendation 3: Market Online

committee can fill. There are several online marketing opportunities to take advantage of, many of which are free. 

better to pick one or two platforms and use them effectively than to spread yourself too thin on all platforms. 

your promotion committee, make sure to incorporate players from each of the entities that are working hard in 
downtown. All players have a stake in downtown and are committed to seeing it grow, but the general public will 
not be able to differentiate between organizations if there are numerous social media and online marketing accounts 

downtown with one vision, regardless of the organization.  

Recommendation 4: Develop Niche Marketing Campaigns

downtown for shopping or special events.
 

Figure 4.4: Bastrop Main Street Trip Advisor page. 
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staff of downtown businesses and attractions to make sure they foster a friendly environment and have up-to-date 
.

Recommendation 7: Public Relations 

newspapers, and other publications to provide consistent coverage on downtown or write a regular column that 
highlights downtown assets. 

of their Main Street program as they invited the publisher of their local 
newspaper to be involved with their board of directors. 

Recommendation 8: Merchant Support
There are several ways for Main Street to interact with downtown merchants. 

find out their needs. This is a task of all members of the Main Street board 
and promotion committee. Main Street is more than a manager and it is 
important for merchants to see how many people are involved in creating 
downtown as a destination in its own right.

coordinate and market downtown businesses and retail events. Main Street 
can provide support to downtown merchants and encourage them to organize 
as a self-sustaining merchant’s group with representation from Main Street, 
communication can be open between both groups. 

Once an organized merchants group is functioning, there are several ways for Main Street to help support the group:  

posters, and rack cards. 

restaurants, events, and general downtown promotion.

Figure 4.6: Bastrop Mobile App
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Recommendation 4: Retail Space Inventory 

brokerage community but to potential retailers. 

Recommendation 5: Psychographic Information

the values, personality, interests and lifestyles for of a given trade area. These studies are helpful for recruiting 
retailers by providing hard numbers to support their decision to move into the market. Most national retailers will 

Recommendation 6: Community Vision for Downtown Retail 

community doesn’t buy into the overall vision, then the vision will not succeed. 

Recommendation 7: Create a Retail Strategy 
The retail strategy is the culmination of all the information that has been gathered. This document needs to use the 
psychographic information, the retail inventory, the community vision, and the property owner goals to outline 
the retailers that would be most successful in the defined areas. This strategy does not need to have specific retailers 
names, it needs to be laid out in broad categories. The retail strategy needs to implement the recommendations from 

are making the retail leases.

Figure 7.1: Current sign ordinance requires signage to be flush to the building.  This makes visibility limited for both pedestrians 
and drivers (left). The blade sign is more visible for both the pedestrian and driver (right). 
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Recommendation 8: Pedestrian Experience

Recommendation 9: Work with Existing Retailers

partnership could also be with property owners, allowing the students to decorate vacant window during the holiday 
season. 

 !is author of this section was Meredith Sangner, Retail Recruiter, Downtown Austin Alliance.
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sharpening the competitiveness and merchandising skills of business owners, and attracting new businesses that the 

helps boost the profitability of the district. The goal is to build a commercial district that responds to the needs of 
today’s consumers.

community has a unified vision created through thoughtful planning and analysis; it has the financial resources, 

and analysis, it appears the community lacks cohesiveness when it comes to prioritization or implementation. As 

commit resources to successfully implement the community’s vision.  

This report suggests short-term program and policy choices that might be implemented by the Main Street program 

the community’s future competitiveness.  

Background

one element that significantly impacts each is the abundance of vacant storefronts and empty lots.  

downtown investment is more uncertain than other locations, revitalization efforts will require strategic public 
investment to draw the attention of developers and preserve the character of each district.         

Downtown Observations
The critical impediments to Main Street’s building redevelopment are:

Austin Avenue and Elm Avenue 

and cultural center and has symbolic importance that affects investment decisions community-wide.  As with many 

have resulted in a glut of vacant and under-utilized property.
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Tax Abatement 

The rehabilitation of many downtown buildings is currently cost prohibitive in light of lease rates or resale value. 

encourage investment in smaller, historic commercial buildings should be used as part of a comprehensive strategy.  

investment incentive.  

   
Lease Payment Assistance 
Main Street might consider offering a lease payment assistance program for new retail businesses choosing to locate 

rental receipts during the term of the program toward rehabilitation.      

Functional Obsolescence 

obsolescence. These properties often have structural deficiencies, inadequate utility systems, and other factors that 
prohibit redevelopment.  As has been proven, these conditions lead to prolonged vacancies that have a drag on the 
value of surrounding properties, and it is therefore in the city’s financial interest to redevelop. Therefore, Main Street 
should:

Figure 8.5. Main Street tax abatement schedule.
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buildings

application process and to connect with contractors. The State of Michigan has successfully utilized this strategy to 
target and leverage public-private incentives. 

Vacant Lots and Surface Parking 

building frontages and continuity of sidewalks is not parallel or concurrent. 

and alive the perception becomes.  Since the market for conversions and infill housing is still in its infancy, public 

 

play a role, there is power in park space to create real estate value.

Workforce Retention 

principal holds true in workforce development; it is easier to retain the talent already living, studying and working in 

Figure 8.6. Potential Brownfields on Elm Avenue (left) and Elm Avenue view facing downtown (right)
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graduates.      

national average.     

     

on whose efforts corporate profits and economic growth increasingly depend, it will become incapable of building 

specialized skills typically cluster around universities, and this is particularly true of high-tech and information-based 
companies. An educated workforce has a synergy to attract employers that bring high value services and products 
and wages. There is empirical evidence that clustering a dense group of talent helps foster entrepreneurial and 
economic opportunities.      

Initial Impressions 

advocacy efforts would help students, especially non-natives, who have lower retention rates, learn more about local 

Perceptions
From conversations with Baylor University students, it became apparent that there is a negative perception about 

option because little has been done to change perceptions that eventually become reality.      

Figure 8.8. Percentage of Population with College Degree

Figure 8.7. Student Enrollment at Baylor University.
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downtown housing for recent college grads.  The homes could sell for less than the home’s market value because 

qualify, enter into a contract with the preferred developer and receive down payment assistance from their employer 

down payment and the principal paid on the home, as well as a defined appreciation on that investment. 

Commercial Property
Since there is an anemic market for downtown office and retail space, an alternative approach might be if 

owners, creating the required critical mass over which construction costs could be spread; allowing some marginal 

development, financing and construction

purposes

commercial and retail development activities within the Main Street district  

independent asset valuation.  
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Appendix A: History of Waco
From the Handbook of Texas Online

partners in the venture.

sold for five dollars each, with “farming lots” selling for two to three dollars each. The property owners had earlier 

Soldiers from the area participated in a number of the great battles of the war, including the fight at Gettysburg. 

year Manning’s black ward was castrated by two local physicians and a white accomplice; when one of the doctors 
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an important debarkation point for thousands of prospective settlers headed west and the primary shipping point 

city until the early twentieth century.

of the most important cotton markets in the south, and many cotton agents had moved into offices around the 

century artesian wells were drilled, two natatoriums were built, and the city was widely advertised as a health resort. 
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Handbook of Texas Online

Association.



Appendix B: Waco Resource Team Members

Rebekka Adams

background in retail management, including running her own retail business. 

Sarah J. Blankenship

Debra Drescher

work heading a chamber of commerce, an economic development organization, a private sector business and as 

Emily Koller

planning including form-based code administration, parking management, streetscape improvements, one-way to 
two-way conversion and economic incentives.  

Appendix B: Waco Resource Team Members

Texas Historical Commission www.thc.state.tx.us
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Appendix C: Preservation Tools: 
Texas Historical Commission (THC)
PROTECTION OF FEDERAL AND STATE DESIGNATED HISTORIC RESOURCES

DESIGN REVIEW 
Design review for both federal and state designated historic resources and projects takes place in the Architecture 
Division (DOA) at the Texas Historical Commission(THC). There are two main groups within DOA at the THC. 
One group, oversees the Texas Historic Courthouse Preservation Program which provides matching grants to assist 
county courthouse restoration projects throughout the state as reviewers work on the courthouses. The other, the 
Project Review staff, reviews all other projects including those subject to review under various state and federal laws, 
historic designations, and incentive programs, and provides technical assistance to property owners. While a local 
Main Street program may have involvement with a county courthouse restoration, it is more likely that local Main 
Street staff, Advisory Board, or committee members will interact with DOA’s project review staff  through the other 
various federal and state protection and incentive programs. 
 
DOA staff  ensures that preservation projects are carried out in accordance with the Secretary of  the Interior’s 
Standards for the Treatment of  Historic Properties which are available online at www.nps.gov/history/hps/tps/
standguide/index.htm. These Standards, as they are commonly referred to, are established by the National Park 

approaches within the Standards: Preservation, Rehabilitation, Restoration, and Reconstruction. The majority of  
all projects reviewed by the DOA are expected to follow the Standards for Rehabilitation. There are 10 standards 
within this treatment approach that aim at preserving historic fabric and overall historic character while allowing 
for changes in building uses and upgrading for modern functions. Following the Standards, appropriate changes 

the Standards and move smoothly through the various review processes detailed below, property owners and other 
parties involved in preservation projects are encouraged to contact the DOA early on in the planning process. 
 

of  the state, with the exception of  projects at all active military sites. Contact information for each reviewer can be 
found on the THC’s website at www.thc.state.tx.us/contactus/cot106reviewers.shtml or by calling the main DOA 
number at 512.463.6094. Project reviewers, with some limitations, can travel to projects within their region to assist 
property owners. DOA staff  and Main Street architects and designers communicate on projects within local Main 
Street districts that also require review by the DOA. 

HISTORIC DESIGNATIONS
Several different historic designations exist at both the state and national level, some of  which trigger review 
of  potential construction work by DOA staff. The actual nomination and designation of  historic resources is 
coordinated by the THC History Programs Division and Archeology Division. All designations apply to the historic 
property itself  and remain in place through changes in ownership. 
 
To verify a building’s historic designations, please contact the History Programs Division at 512.463.5853 or check 
the THC’s Historic Sites Atlas at http://atlas.thc.state.tx.us/. 

NATIONAL HISTORIC LANDMARK (NHL)

Sam Houston Historic District, Strand Historic District, and the Governor’s Mansion. Although designation as 
an NHL does not trigger review by DOA staff  in and of  itself, care must be taken on these important historic 
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and engineering fees, site survey fees, legal expenses, development fees, and other construction-related costs. 

The 20 percent rehabilitation tax credit has a three-part application that must be submitted to the THC. Part1 

of  completed work. There is no requirement that applications be submitted before work begins, but it is strongly 
recommended to ensure that the work meets the Standards. 

10 PERCENT REHABILITATION TAX CREDIT
The 10 percent rehabilitation tax credit can be taken for commercial buildings constructed prior to 1936. To 
be eligible, buildings must not be individually listed in the National Register of  Historic Places, or must be 
determined to be non-contributing if  within a National Register district. Buildings must be depreciable and must 
be rehabilitated for non-residential uses. Rehabilitation work must be substantial, with costs exceeding $5,000 or the 
adjusted basis of  the building—whichever is greater. (The adjusted basis is generally the purchase price, minus the 

test for the retention of  external walls and internal structural framework. The THC does not review work under the 
10 percent rehabilitation tax credit. 
 
More information on the tax credits can be found online at www.nps.gov/history/hps/tps/tax/index.htm.

STATE OF TEXAS TAX CREDIT (begins January 1, 2015)
We are proud to introduce the new Texas Historic Preservation Tax Credit, which offers a complementary program 
to the Federal 20 percent tax credit. Applicants may make use of  either or both credits at the same time. The state 

tax. The state credits are also transferable, meaning they may be sold in whole or in part, to any company or entity 
that is able to use them. 

building still must be rehabilitated for an income-producing use. In addition to being listed on the National Register 
(individually or in a district), properties may also qualify for the state credit if  they are listed as a Registered Texas 

Listing, however, must be complete by the time the credit is taken. Find more information about State and Federal 
tax credits at: http://www.thc.state.tx.us/preserve/projects-and-programs/preservation-tax-incentives

TECHNICAL ASSISTANCE
In addition to reviews under the preceding programs, DOA staff  offers technical assistance to owners of  historic 
properties and other involved parties. Technical assistance provided is guidance only and DOA staff  does not 

preservation issues, such as masonry repair and repair of  historic windows, along with information and publications 

structural engineer or contractor as necessary to address major issues.
 
DOA Project Reviewers are often consulted about how building codes for life safety and accessibility apply to 
historic buildings. Historic buildings are not exempt from code requirements and the THC strongly feels that all 
historic buildings should meet the appropriate building codes to the greatest extent possible. Project Reviewers are 
available for basic guidance about how a project may be designed to both meet codes and protect historic fabric and 
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The Guidelines of  the Americans with Disabilities Act and the Texas Accessibility Standards (TAS) both provide 
for a minimum set of  requirements that can be applied in instances where meeting the full code will destroy 

experts on the TAS and do not give approval on projects, but can offer general advice on how to make a building 
accessible while retaining historic materials and character.
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D.  Community Heritage Development Division (CHD)
The Community Heritage Development (CHD) division is comprised of  three THC programs including Texas 

with one another in providing technical assistance to local communities and regions throughout the state. More 
information about each of  these programs and the State Coordinator’s contact information is listed below. 
 
Certiýed Local Government Program (CLG)
The CLG program is a national initiative created in 1980 to ensure the broadest possible participation of  local 
governments —town, city, municipality and county—enabling them to develop and sustain a strong preservation 

that achieve CLG status from the National Park Service (NPS) are eligible to receive valuable technical assistance, 
training and matching grants tied to developing and maintaining a local comprehensive preservation planning 
program.  
 
Projects eligible for grant funding may include architectural, historical, archeological surveys, oral histories, 
nominations to the National Register of  Historic Places, staff  work for historic preservation commissions, design 
guidelines and preservation plans, educational and public outreach materials such as publications, videos, exhibits 
and brochures, training for commission members and staff, and rehabilitation or restoration of  National Register 
listed properties. Grant funds are distributed through the Historic Preservation Fund (HPF), administered by NPS 

percent of  the State’s annual HPF allocation to fund CLG historic preservation grant projects. Applications are 
available from the THC and may be submitted at any time during the year. Applications for CLG matching grants, 
available only to CLGs, are usually due in the summer of  each year.

Contact: Community Heritage Development Division 
512.463.6092 
community-heritage@thc.state.tx.us
 
Texas Heritage Trails Program (THTP)
The THTP is the THC’s award winning heritage regional heritage tourism initiative. This economic development 
initiative encourages communities, heritage regions and the state to partner and promote Texas’ historic and cultural 
resources. These successful local preservation efforts, combined with statewide marketing of  heritage regions as 
tourism destinations, increase visitation to cultural and historic sites and bring more dollars to Texas communities.  
 
The program began with the establishment of  the Texas Forts Trail Region in 1998. Other heritage regions made 
a formal application to the program, demonstrating knowledge of  the area attractions and broad support from 
organizations and local government. The suite of  trail regions was completed in 2005 with the additions of  the 
Texas Pecos and Hill Country Trail Regions. Individuals and communities are encouraged to participate in the 
program. Begin by visiting www.thc.state.tx.us/heritagetourism/htprogram.shtml and select your region from the 
map to get involved with this successful heritage tourism initiative.

Contact: Teresa Caldwell, state coordinator
512.463.5755
teresa.caldwell@thc.state.tx.us

Texas Main Street Program (TMSP)
The Texas Main Street Program helps Texas cities revitalize their historic downtowns and neighborhood 
commercial districts by utilizing preservation and economic development strategies. 
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eligible to receive a range of  continual on-site services in the areas of  manager and board training, strategic 
planning, economic development and design assistance. Through this program more than 160 Texas cities have 
been assisted resulting in the public and private reinvestment of  $2.6 billion in downtown and neighborhood 
commercial districts, 28,770 new jobs, and more than 7,425 business starts, expansions or relocations. 

Contact: Debra Drescher, state coordinator 
512.463.5758 
debra.drescher@thc.state.tx.us
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Appendix E: The Secretary of the Interior’s Standards for 
Rehabilitation 
The Standards (Department of  Interior regulations, 36 CFR 67) pertain to historic buildings of  all materials, 
construction types, sizes and occupancy and encompass the exterior and the interior, related landscape features 
and the building’s site and environment as well as attached, adjacent or related new construction. The Standards 

technical feasibility.

1. A property shall be used for its historic purpose or be placed in a new use that requires minimal change to 
 

2. The historic character of  a property shall be retained and preserved. The removal of  historic materials or 
alteration of  features and spaces that characterize a property shall be avoided. 

3. Each property shall be recognized as a physical record of  its time, place and use. Changes that create a 
false sense of  historical development, such as adding conjectural features or architectural elements from 
other buildings, shall not be undertaken. 

4. 
be retained and preserved. 

5. 
property shall be preserved. 

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of  deterioration 
requires replacement of  a distinctive feature, the new feature shall match the old in design, color, texture, 
and other visual qualities and, where possible, materials. Replacement of  missing features shall be 
substantiated by documentary, physical or pictorial evidence. 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall not 
be used. The surface cleaning of  structures, if  appropriate, shall be undertaken using the gentlest means 
possible. 

8. 
must be disturbed, mitigation measures shall be undertaken. 

9. New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property. The new work shall be differentiated from the old and shall be compatible with 
the massing, size, scale and architectural features to protect the historic integrity of  the property and its 
environment. 

10. New additions and adjacent or related new construction shall be undertaken in such a manner that if  
removed in the future, the essential form and integrity of  the historic property and its environment would 
be unimpaired.
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Appendix F: The Texas Downtown Association

redevelopment and improvement of downtown areas throughout the state. Open to downtown organizations, 
neighborhood groups, governmental entities and individuals, the association provides a forum for members to 

fifteen-member board of directors.

activities from downtown groups, as well as programs, legislation and issues important to downtowns.

statewide downtown revitalization conference.

application and additional information, contact:
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Appendix I: Role of Main Street Committees
An advisory board, Main Street manager and committees make up the fundamental organizational structure of  the 
volunteer-driven program. Committees are the life blood of  the Main Street organization. They are the workforce 
implementing the plan that has been developed by the advisory board. Ideally each committee is led by an advisory 
board member creating a direct line of  communication between both. Committees should meet (or at least be in 
contact, by email or phone) monthly and keep minutes of  the meetings for reference and accountability. Copies of  
the program work plan should be available and referenced at all meetings so everyone understands how their com-

committee. Following are brief  descriptions of  each committee and general suggestions for appropriate projects.

Following are brief  descriptions of  each committee and general suggestions for appropriate projects. You will 
notice that some of  these are similar to recommendations suggested in each individual section of  the reassessment 
report. In this manner, you can use the recommendations from this reassessment report to update your current 
work plan with tasks for the upcoming year(s). There are also other projects listed under each committee below 
from which your program can glean ideas.

Organization Committee
Organization involves getting everyone working toward the same goal and assembling the appropriate human and 

of  public and private sector stakeholders working in partnership with organizations that share an interest in the 
health of  downtown and the community. Suggested projects for the Organization Committee:

Maintain and update the annual work plan for distribution to the advisory board and all committees.
Develop a Main Street orientation packet for new members of  all committees.
Put together a media resource list.
Develop a speakers bureau (board and committee members that can speak to local groups about the Main Street 
Program).
Develop a volunteer recruitment strategy and recruit volunteers for all committees, as well as for individual proj-
ects.
Utilize high-school or college students as program interns.
If  incentive grants are not funded through your city, develop a fundraising strategy to assist in these efforts.
Produce a newsletter (print or electronic).
Create a local Main Street website.
Create a Facebook page (and explore other social media opportunities).
Educate the community about the local history and cultures. (i.e., newspaper columns highlighting the history 
of  downtown buildings, ghost stories of  downtown, oral history projects led by students, etc).
Plan National Preservation Month (May) activities.

years).
Create a volunteer orientation process.
Plan quarterly Main Street mixers for business owners, board members and downtown stakeholders.
Order Revitalizing Main Street: A practitioner’s guide to comprehensive commercial district revitalization (2009) 
from the National Main Street Center at www.preservationbooks.org/Bookstore.asp?Item=1361. This is an 
excellent resource for fundamental concepts, as well as inspiring Main Street success stories. 
Plan an annual meeting recognizing volunteers and local preservation advocates.
Write a newspaper column, or be a presence on other local media such as radio or TV.
Write and distribute press releases for all Main Street events and major activities.
Develop and nurture partnerships with downtown stakeholders. Some of  these partnerships will include:

 o      
 o      City government
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Suggested projects for the Design Committee (Be sure to include the Texas Main Street architects in these discus-
sions as appropriate. Remember, this is a free service):

Conduct a building inventory.
Become familiar with local building codes and ordinances.
Visit with building owners regarding possible building improvements. 
Hold a clean-up day.

Work with the Economic Restructuring Committee on incentive grants (façade, paint, signs, etc.).
Create a quick guide brochure for new downtown property and business owners that includes answers to 
common building improvement questions (e.g., Do I need approval to put up a new business sign?), permits, 
inspections and incentive grants.
Identify sites for historic markers/districts and work with the Organization Committee to apply for a National 
Register district or Texas historical markers.
Establish a collection of  historic downtown photos from the community. Scan and create an electronic record 
of  these.

and state (in some cases) rules to put up appropriate signage.
Work with businesses on appropriate signage and sign placement (pedestrian signage, sandwich boards, etc)
Work on landscaping improvements for downtown.

Economic Restructuring Committee
Economic restructuring strengthens a community’s existing economic assets while expanding and diversifying 
its economic base. The Main Street Program helps sharpen the competitiveness of  existing business owners and 
recruits compatible new businesses and new economic uses to build a commercial district that responds to today’s 
consumers’ needs. Converting unused or underused commercial space into economically productive property helps 

Suggested projects for the Economic Restructuring Committee:
Collect existing local data: market studies (however informal or formal), master plans and current incentives.
Conduct a business survey.
Obtain !"#$%&'(')*&+$', $-*+.'/*&$0/#+#/12.*'(3$2$4'))5(*.6$7#28#/9+$:5*8# by Donovan Rypkema and educate your 
community about the fact that preservation makes sense and cents.
Maintain a Main Street progress chart of  rehabs, jobs, new businesses, investment, tax revenue, etc.
Create business recruitment packets and have readily available with current demographics.
Work with the Design Committee on incentive grants (façade, sign, and paint grants).
Work with the city to create local incentives such as tax abatements.

If  your city does not receive Community Development Block Grant funds, you are eligible to apply for a Texas 
Capital Fund Main Street downtown infrastructure grant (for sidewalks, wiring, drainage, etc.) See the Texas 
Department of  Agriculture website at www.tda.state.tx.us/agr/program_render/0,1987,1848_6050_0_0,00.
html?channelId=6050 
Educate your building owners about federal tax credits for historic rehabilitations, see www.nps.gov/history/
hps/tps/tax.
Create an orientation kit for new business owners.
Maintain a link on your local Main Street page to showcase available properties and business opportunities 

 in downtown.
Explore the possibility of  a business/retail incubator (downtown building furnishing multiple spaces for start-
up entrepreneurs, see www.gaebler.com/Texas-small-business-incubators.htm.

Develop a shop local campaign in conjunction with the Promotion Committee.
Conduct a market analysis, assess consumer attitudes and identify market opportunities. A free step-by-step 



Texas Historical Commission www.thc.state.tx.us

Appendix I: Role of Main Street Committees

84

market analysis process (developed by Main Street professionals) and downloadable survey are available at www.
uwex.edu/ces/cced/downtowns/dma/index.cfm.
Develop business incentives.

The projects of  these four committees under the guidance of  the advisory board will work together to build a 
sustainable and complete downtown revitalization effort.
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Appendix J: Economic Development Tools

Texas Historical Commission – Main Street Program
10 Funding Methods for Main Street Communities

!ese funding methods are only some of the many ways to fund projects in Main Street districts. !ere are other documents 
on the Texas Historical Commission (THC) website that provide additional assistance including “Funding A Local Main 
Street Program” (www.thc.state.tx.us/mainstreet/msrevitalize.shtml). 
!e options listed below are not in any priority order. 

1. Texas Department of Agriculture, Texas Capital Fund, Main Street Improvements Program.           

 public infrastructure  in historic Main Street districts. The program aids in eliminating handicap barriers and     

 For more information: 
 

2. Texas Department of Agriculture, Infrastructure Development Program

each month. These grants, which are available to non-entitlement communities as defined by the federal     

 For more information: 
 

3. Texas Department of Agriculture, Real Estate Development program
 This program provides zero-interest loans to fund real estate acquisition or improvements to create or 

of each month. 
 For more information: 
 

4. Economic Development Sales Tax
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 Note: a community can also have both Type A and Type B taxes in place as long as the total option remains at 2% or 
below.

5. Hotel Occupancy Taxes (HOT

and convention delegates to visit preserved historic sites or museums…”
 The statutes can be found here:
  
  

6. Chapter 380 Agreements

provide for the administration of one or more programs, including programs for making loans and grants of 
public money and providing personnel and services of the municipality, to promote state or local economic 
development and to stimulate business and commercial activity in the municipality.” 

 The statute is here: 
 

7. Tax Increment Financing/Tax Increment Reinvestment Zone (TIF/TIRZ) and management/improvement 
districts 

increment financing through a reinvestment zone is a tool used to restore areas that “constitute an economic 

rise, the increment between the baseline and current values is returned to the district to fund improvements. 

district, there is 
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 Statute for public improvement districts - 
 Statute for municipal management districts - 

8. Texas Historical Commission Certified Local Government Program (CLG)

local preservation program critical to preserving local historic resources. The grants can be used for local historic 

9. Localized action: funding Main Street revitalization through general debt/bonded funding, waiving 
 fees or abating sales/property taxes
 Under its general authority, a municipality may opt to pay for public improvements in the downtown through 

an incentive program should be required to meet certain thresholds. They should be required to undertake the 

review are so important. 

development activities:

Preservation Tax Credits

Americans with Disabilities Act (ADA) tax credits 
 

Brownfields Site Assessment (BSA) and Targeted Brownfields Assessment (TBA) programs
  These programs address underutilized properties where the property transaction is complicated by the real  

 or perceived presence of contamination such as asbestos or lead paint. Also includes involvement with the  
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Business financing: Community Banks and the Small Business Administration (SBA) 
 The localized nature of community banks lead them to be good partners and connectors in Main Street 

communities since most of the loan needs come from very small businesses. Various SBA programs provide 

businesses succeed is a critical component of the successful local economic development effort. The three 

www.ibat.org 
www.sba.gov

Other State of Texas resources

Office of the Governor

 

Texas Department of Agriculture

Texas Enterprise Zone

severely distressed areas of the state and provides incentives by state and local government to induce private 
investment in those areas by removing unnecessary governmental regulatory barriers to economic growth and to 

Statute -   

Neighborhood Empowerment Zone:  
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