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Part-time or Full-time faculty (A.L., & V.A.P.)  at Texas A&M University since 2000
Current L.A. Design Studio II & Landscape Architecture Construction III* �

Taught before LAND 254 (3X2) Landscape Architectural Communications I - Technology 

LAND 200 (7) Introduction to Landscape Architecture - Introduction

LAND 318 (2) Design  Studio I - Landscape as Art*

LAND 319 (2) Design Studio II - Human Factors*

LAND 320 (1) Design Studio III - Natural Processes*
LAND 321 (1) Design Studio IV - Community & Urban Design*

LAND 331 (2) Landscape Architecture Construction III - Construction/Irrigation ,
LAND 601 (Twice, ~ two weeks) Graduate Design Studio I - Landscape as Art
LAND 655 (Twice, ~ two weeks) L. A. Communications - Technology
LDEV 688 (4 cr.) Land Development - Design & Feasibility , Project Team Leader

*Team Teaching

Teaching Assistant from 1999 to 2000

LAND 420 (1) L.A Design Studio V, Study Abroad - Cultural Processes

CARC 311, & CARC 321 Electives, Study Abroad - Graphics, & Theory

LAND 421 (1) Design Studio VI - L. Arch Cap Course
LAND 621 (1) Graduate Design Studio IV - Community & Urban Design

Invited lecturer and juror for several Graduate & Undergraduate courses in Landscape Arch. & Urban 
Planning and Architecture Departments. Distinguished Professor Award ‘07

Teaching:



L. Arch. Design Studio II (3 rd year) - Diversity Plaza – Human Factors - Spring ’07*

Teaching:

*(Team Teaching)

Student Project – Individual, First Month

Student Project – Individual, First Month

L. Arch. Construction III (4th year) - Construction Package*



Research The Texas Main St. Program Research, 1998 to present
Education Texas ASLA Awards Winners Archive , 1997 to present     �

Design Selected studio projects undertaken and taught as service and outreach projects:
Revitalization of Downtown Bryan North District , TX, 3rd year Studio Project, ‘07
Design for the Corps of Cadets District , TX, 3rd year Studio Project, Fall ‘06
Preserve at Madisonville , Louisiana, Land Development Cap Course Project, ‘06
Pocket Park for West University Place , TX, 4th year Studio Project, ‘03
Design for Saint Mary’s Church , TX,  3rd year Studio Project, ‘03
Castlegate Community Park , TX, 3rd year Student Project, ‘01
Design of Haggler Center Grounds , TX, Graduate Studio Project, 1999

Reviewer ARRIS - The Journal of the Southeast Chp. of the Soc. of Arch. Historians, since ‘06
CELA - The Council of Educators in L. Arch. Abstract Reviewer, since ‘04
Int. Conference on Sustainable Urbanism , Reviewer/Session Moderator, ‘07

Web Web Development Team Leader for the Department of LAUP website, since ‘06
Peyzajforum-int listserver moderator, since ‘01

Dept. BS-URS Bachelor of Science in Urban and Regional Science Committee, since ‘06
Landscape Architecture Program Committee, since 1999
Departmental Publication Committee, since ’06
College I.T. Committee, since ‘07

Service & Practice:Service & Practice:



Service & Practice:Service & Practice:

ASLATX Archive 1986-2006, 
361 projects, over 3000 images and more than 1000 pages of documents,

Top Ten Hits

27% Networks (unresolved)

21% Commercial (.com)

21% Higher Education (.edu)

5% Turkey

1.5% Switzerland

1% Malaysia

1% Canada

0.8% Organization (.org)

0.8% Czechoslovakia

0.6% US Government (.gov)

0.8% Belgium

Average 70,000 hits per month during the year 2006                               Http://aslatx.tamu.edu



Service & Practice Service & Practice –– Design Studio Projects Design Studio Projects 
West University Place,

4th year Undergraduate Studio IV,
Spring ‘04

Haggler Center,
2nd year Graduate Studio IV, 

Spring ‘99

Saint Mary’s Church,
3rd year Undergraduate Studio I, 
Fall ‘03



Practice “Freelance Designer/Project Manager” (on site) for a Coastal Park, and 

a Resort Hotel in Tasucu, Turkey, in 1993

“Landscape Designer” Assisted with various residential and urban 
landscape projects with Park Peyzaj Landscape Architecture Design-Built 
Firm, Turkey, 1992-3 

“Internship” Horticulture Gardens of the Agriculture Faculty, 

Ankara University, Turkey, 1991

Service & Practice:Service & Practice:

Source: InternetSource: Internet



ResearchResearch

“The Texas Main Street Program Research”, Dissertat ion �

“Knowledge Needs of Architects: International Compa risons” with Dr. A. D. Seidel,

“ Texas ASLA Award Winners Archive Research ” with T. Woodfin,

“After the Hurricanes” with N. Volkman,

“Pedestrian Adaptation in the Post-Modern City” with Dr. R. F. Abrams,

“ Outdoor Areas in Assisted Living Facilities ” with Dr. S. Rodiek, 

“ Data collection for Texas Real Estate Market Report s” with E. Craig, 

“Pedestrian Mall Study” for Master thesis at U. of Colorado at Denver

This Research Poster Presented in Student Research Week at 
Texas A&M University, First Place, 2002
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Seidel, A., Ho lden, G., & Ozdil, Taner R.(June, 2006) What an Architect Needs 
to Know According to Principles of Firms: International Comparisons, 

Architectural Science Review, 49.2;196-203,



Assessing the Economic Revitalization Impact of Urb an 
Design Improvements: 

The Texas Main Street Program

Research Presentation:Research Presentation:



Introduction:Introduction:

“The Death and Life of Great American Cities”
Jacobs, Jane, 1962

“ The Design of Cities”
Bacon, Edmond N., 1967

“Economy of Cities”
Jacobs, Jane, 1970

“Urban Space for Pedestrians”
Pusshkarev, B., & Zupan, J. M.,1975

“Good City Form”
Lynch, Kevin, 1981

“Cities: Rediscovering the Center”
White, William, 1989

“The Geography of Nowhere: The Rise and Decline of America's Man-made 
Landscape”

Kunstler, James H., 1993

“The Evaluation American Urban Design: A Chronologi cal Anthology”
Gosling, D. & Gosling, M. C., 2003



Introduction:Introduction: CornudasCornudas, TX for Sale!, TX for Sale!



Introduction:Introduction: Historic Minkler, CA for sale!Historic Minkler, CA for sale!



Introduction:Introduction:

Location, Location, Architect

“As developers flood real-estate markets 
around the country with posh apartment 

buildings, they are turning to big-name 
architects to distinguish their buildings from 

others: in many urban centers, new 
residential buildings are emerging as  the 
most striking design around; for example 
architect Daniel Libeskind is designing a 

luxury condo in Covington, Kentucky”

Population: 41,011

By Alex Frangos
Wall Street Journal, April 20, 2005 



Introduction:Introduction:

By Dana, Suzanne G. 
Main Street Success Stories: How 

Community Leaders have Used the Main 
Street Approach to Turn Their Downtowns 

Around (1997). 



"The state of Main Street is strong! …over the past 22 years, Main Street revitalization 
efforts have created 227,000 jobs and 56,000 businesses and have saved 89,000 historic 
buildings all across the country. It shows that preservation pays."

Kennedy Smith,

Director of the National Trust's Main Street Center 

“In the 20 years of the Texas Main Street Program, more than $ 860 million has been 
reinvested …more than 4,600 new businesses came to cities’ downtowns, and more than 
18,211 new jobs were created.  These figures indicate that the Main Street concept of 
economic development within the context of historic  preservation works .”

Kim McKnight,
Director of the Texas Main Street Program

Texas Main Street Program: 20 years of Achievement

Introduction:Introduction:

(Main Street Center, Press Release, January/February 2002)



Does urban design really work as part of 
Main Street Program’s revitalization efforts?

Introduction:Introduction:



According to the National Main Street Center the program reached 
over 1,600 Main Street communities, with populations ranging from 
453 to 4 million, in the USA and Canada.

(National Main Street Trend Survey, 2002)

Introduction:Introduction:



� Texas program has alone incorporated 136 communities (as of 2002)

� Texas was one of the earliest states to launch the Main Street program

� It is the largest of state programs

� The Texas Main St. Program follows the four-point approach in Main 
Street district revitalization

(Texas Main Street Program Records, 2002)

Introduction:Introduction:



Design Promotion Organization Economic Restructuring

Four-point approach was developed by the National Main Street Center. It 

seeks to provide a comprehensive method of helping communities.

Introduction:Introduction:



Design involves taking into consideration the visual opportunities built in to 
downtown, by directing the focus onto all of its physical elements.

Promotion focuses on improving retail sales events and festivals, and 
creating a positive public image of the Main Street district in order to 
attract various stakeholders.

Organization involves establishing cooperation among various groups in 
Main Street city, such as city and county governments, local bankers, 
merchants, property owners, community leaders, and to the general 
public. 

Economic Restructuring focuses on strengthening the existing economic 
assets and diversifying the economic activities with new businesses. It 
does this by:

• Providing funds for improvements,
• Retaining and expanding existing businesses
• Converting unused and underused properties to productive ones
• Training downtown business people

(Source: Main Street City Application Guidelines 2001; Smith et. al., 1996)

II

Introduction:Introduction:



� The term “urban design” which currently presents an "ambiguity” and 
“lack of cohesive theoretical foundations” must be put into perspective 
within the historical context of design literature.
(Madanipour, 1997 & 1996; Sternberg, 2000)

� Weakness is in the area of comprehensive & systematic evaluation
methods for design, especially for urban design.
(Holden, 1988; Francis, 1999; Lang, J., 1991, 1987; Marcus et al., 1998; Moughtin, 1999; Zeisel, 
1981)

� There is a need for a quantitative research that focuses on systematic 
evaluation of various design components for the special cases of downtowns 
and/or Main Street districts. 
(See examples of design components in: Francis 1999; Jacobs, 1992; Marcus et al., 1998; 
Oppewal et al., 1999; Rapoport, 1990; Robertson, 1994; Rubenstein, 1992; White 1990, 1989, 
1980).

� The effectiveness of the Main Street Program, the principles of the four 
point approach and the role of the design in the claimed success of the 
Main Street Programs is poorly addressed in the literature.
(Robertson, 2004)

LiteratureLiterature



“…independent empirical research … analyzing the actual use of the 

Main Street Approach (Robertson, 2004)” is long over due!

(Kent  Robertson, The Journal of Architectural and Planning Research, Spring 2004)

LiteratureLiterature



This study is concerned with the identification of the variables that 
influence the four-point approach components, particularly design, 
and the assessment of the impact of these variables on the economic 
revitalization of active Texas Main Street Program cities and 
downtown districts, during the period from 1997 to 2001.

Purpose:Purpose:



Research OResearch Objectivesbjectives

� Objective I: Four-point approach

To assess the changes in design, promotion, organiz ation, and 

economic restructuring in the active Main Street di stricts of Texas.

� Objective II: Economic Impact within the District

To assess economic changes within the active Main S treet 
districts of Texas from 1997 to 2001.

� Objective III: Economic impact within the City
To assess the economic changes within the active Ma in Street 
cities by comparing to those formerly active but no w inactive 
cities, and to those who have not participated in t he program from 
1997 to 2001.



Main Street Program Manager: The person who is responsible for 
coordination and administration of the four point approach at local 
level.

Main Street District: That part of the city where the historic city center and 
the commercial center overlap.

Main Street City (MSC): Cities that participated in the Texas Main Street 
Program.

� Active MSC: A Texas city that is currently a member of the program. 

� Former MSC: A Texas city that has dropped out and is no longer part of 
the program.

� Self-initiated MSC : A Texas city that is not selected by the program but 
follows the program.

� Non MSC: A Texas city that has no ties to the program.

TerminologyTerminology



Diversity of Main Street Program Cities in Texas (Dec. 2001)

Methodology:Methodology:

76 Active cities

* Two vacant managerial positions for the Small Cities Program, (December, 2001)
** Table is composed from the archival data attained from the Texas Main Street Program in 2001

Small Cities Program:

Started in 1981, Population is under 50,000
62 City actively involved since 1981*

Urban Cities Program:
Started in 1989, Population is over 50,000

10 Cities are actively involved

Self-Initiated Cities:

Population is under 50,000
3 Cities are actively involved

Urban Self-Initiated Cities:
Population is over 50,000
1 City is actively involved

Former Cities:
Population and active participation in the program varies for these 60 cities.

These are cities that dropped out of the program after being involved at least one year.

60 Inactive cities
Current Management Condition is Unknown



Five-year and older program cities with population under 250,000 are 
evaluated for a five year period (1997-2001). 

Three sets of data were systematically analyzed:
Objective I: Four-point approach

� Impact of four point approach components measured via Main Street 
Manager’s Questionnaire (4 parts, Likert scale).

Objective II: Economic Impact within the District

� Texas Main Street Program Reinvestment Statistics was analyzed 
for all the active MSC districts. 

Objective III: Economic impact within the City

� External data sources were investigated and compared for up to 
1512 cities.

Methodology:Methodology:



Methodology:Methodology: DataData

Objective I Questionnaire
• Manager’s Profile 

• Ranking of four-point approach

• Design (27 questions)

• Promotion (7)

• Organization (12)

• Economic Restructuring (14)
• Comments

Objective III City
• Census Population

• Jobs created

• Business Establishments

• Employment by Household

• City Retail Taxable Sales

• New Sales Tax Permit
• Commercial Property Values

Objective II District

• Rehabilitation Projects

• New Construction 

• Buildings Sold 

• Business Starts ups 
Relocation & Expansion

• Jobs Created

• Joint Ventures

• Volunteer Hours



Objective I: Four-point approach
� It appears that several physical, promotional, organizational, and 

economic changes have taken place as a result of the Main Street 
Program.  

Objective II: Economic Impact within the District
� The changes in the Main Street districts resulted in economic 

activity by creating jobs and increasing private reinvestment .

Objective III: Economic impact within the City
� Positive economic activity was also seen in the number of jobs , the 

number of business establishments , the number of new sales tax 
permits, taxable retail sales, commercial property values within 
the active Main Street cities (compared to former MSC, and non 
MSC).

Summary Findings:Summary Findings:



Results: Results: Objective IObjective I QuestionnaireQuestionnaire

� Of the 78 city managers that received the questionnaire 62 responded to    
the survey yielding 78.5% response rate.

� These managers had an average of approximately 45 months of work 
experience with their current city at the time of the survey. 

� 53 small , five urban , and four self-initiated cities, responded. 

� The four self-initiated cities were excluded from the findings due to their 
limited engagement with the program. 



According to an average Main Street manager each of the four factors of 
four-point approach has had some perceived influence on the Main Street 
revitalization process.

Impact on Main Street Revitalization
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Results:Results: Objective IObjective I Questionnaire: RankingQuestionnaire: Ranking



Scale:

Decreased [1]

Not Changed [2]

Increased [3]

1.21.45Amount of crime
2.82.86Number of visitors
21.95Allowed traffic speed

2.21.97Bicycle related equipment & improvements
1.82.08Number of traffic lanes dedicated to automobiles
22.11Public bathrooms

2.42.15Garage and open lot parking space
2.42.19Loading zones and transportation stops
2.62.21Sidewalk width
2.22.22On street parking spaces
2.82.33Outdoor cafes, restaurants, and food stands
2.62.35Street trees
2.62.38Public open spaces (Plazas, market areas, & play areas)
2.62.39Parking space in walkable distance (max. 600 feet)
2.82.46Outdoor displays (Sculptures, murals, fountains, etc.)
2.82.49Sidewalk & pavement quality (color, texture, material)
2.62.56Banners, posters, & advertisements

2.752.64Lighting
2.62.65Outdoor seating
2.82.66Streetscape maintenance
2.82.67Signage

2.62.69Street furniture
2.62.69Canopies, awnings, trellises, shades

2.62.76Handicap accessibility related equipment & improvements
2.82.77Greenery (other than trees)
32.87Renovated and/or improved building facades (upper façade)

2.82.9Renovated and/or improved storefront (street level façade)
n=5n=39N=44 cities >= 5 years

Urban MSCSmall MSCDesign

Results:Results:



Results:Results: Objective IObjective I DesignDesign

� Over 87% of managers indicated an increase in the number & the quality of; 
• renovated and/or improved storefronts , 

• renovated and/or improved upper façades , 

• and the greenery (other than trees) in their Main Street District. 

� The average manager also reported substantial increase in the number and 
the quality of some other major streetscape design elements such as;

The average Main St. Manager response seems to suggest that the
preservation, beautification, and the maintenance activities initiated by 
the program produce positive results for the Main St. communities in Texas.

• outdoor displays.• street furniture, 

• sidewalks, • awnings and shades, 

• banners and posters, • canopies, 

• lighting, • signage, 

�



� Surprisingly, the average manager indicated no major changes in:
– the number of traffic lanes , 

– automobile speed regulations , 

– and parking related issues within their Main Street districts. 

� On the other hand, 86% of the respondents indicated an increase in 
pedestrians visiting the Main Street districts, 

These results seem to suggest that automobile traffic , and parking were bit of 
a design concern , but not a critical factor for the number of pedestrians 
visiting the Texas Main Street districts.

Results:Results: Objective IObjective I DesignDesign



2.802.38Number of housing units

2.752.39
Number of incentive programs to stimulate real 
estate development

2.602.41The variety of tenant mix within your district

2.802.43
Number of locally owned “mom-and-pop”
businesses

2.752.45
Number of long-term economic development 
strategies and projects

2.602.55
Number of incentive programs to stimulate 
commercial development

2.752.56Upper-floor occupancy rate (not vacancy rate)

2.402.58
Number of retail businesses (not including cafes 
and restaurants)

3.002.59
Number of cafes and restaurants within your 
district

2.752.63
Market share of the Main Street district in the 
overall marketplace of the city

2.802.65Ground-floor occupancy rate (not vacancy rate)

3.002.68Typical ground-floor rental rates

2.752.78Retail sales volume

2.802.84Property values within your district

n=5n=39N=44 cities >= 5 years

Urban MSCSmall MSCEconomy Restructuring

Scale:

Decreased [1]

Not Changed [2]

Increased [3]

Results:Results:



� Average manager also indicated increase in; 
� property values , and 
� typical ground-floor rental rates .

� Ground-floor occupancy rates , 
� number of retail businesses , and 
� the money generated through the retail sales 

were up as well. 

Results of the questionnaire indicate that investments made toward the 
rehabilitation of Main Street Districts paid back in the program cities.

Results:Results: Objective IObjective I Economic RestructuringEconomic Restructuring



� Average manager indicated an increase in the number of incentive 
programs to stimulate commercial development. 

� They also reported an increase in the number of 
� long-term economic development strategies and proje cts , and
� incentive programs

to stimulate real estate development. 

Manager’s responses indicate that the strategies and incentive programs 
support retail development and produce positive res ults for the  Main 
Street communities in Texas.

Results:Results: Objective IObjective I Economic RestructuringEconomic Restructuring



For the given five-year period (1997-2001) an average active MSC had:

The efforts of Texas Main Street program seems to produce positive 
economic impact in the Texas Main Street Districts.

(Source: Texas Main Street Program Reinvestment Statistics, 2002)

Results:Results: Objective IObjective III Economic Activity within the DistrictEconomic Activity within the District

Urban MSC 
>50.000

Small MSC
Population< 50.000

million dollars in private reinvestment per district.14.43.9

joint venture projects, 9.76.4

new constructed buildings,5.82.7

projects start ups rehabilitation and expansion, 22.720.3

rehabilitated buildings, 31.724.7

new jobs,169.365.5



The five-year rate of change in the MSC cities:

� The number of jobs created,
� The number of establishments,

� The taxable retail sales,

� The new sales tax permits issued,

� The commercial property values 

in the average active MSC is higher than former MSC and in some cases non MSC .

* State of Texas (Including Active and Former Main Street Cities)
** Zip Code data not comparable

Average Community Comparisons: 1997 to 2001

Results:Results: Objective IObjective IIIII Economic Activity within the City Economic Activity within the City 

Available Data Unit
n Change n Change n Change

Population (household) % 50 100.49 54 103.91 1512 102.49*
Employment –Jobs (employer) % 50 104.51 40 102.61 **
Employment (household) % 39 103.94 44 105.19 191 106.54
Establishment (employee) % 53 101.09 40 97.52 **
Taxable Retail Sales $ 53 1.4 billion 40 1.2 billion 169 1 billion
New Sales Tax Permit # 54 524.32 40 406.66 516 412.43
Property Values (Commercial) % 51 129.81 39 122.78 340 130.26

Active MSC Former MSC Non MSC

RR



Change in an average Texas MSC (1997-2001)

Active MSC issued more number of new sales tax permits than former and non 
MSC in all sub-population categories. 

The total taxable retail sales was particularly higher: 

� for the active MSC under 30,000 population sub-categories 

� for the active MSC that has population between 30,001-50,000

�

Results:Results: Objective IObjective IIIII Spatial BreakdownSpatial Breakdown

* Single City effect for the population group (30,001 to 50,000)
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� It appears that several physical, promotional, organizational, and economic 
changes have taken place as a result of the Main Street Program’s four point 
approach in downtown districts in Texas.  

� The changes in the Main Street districts resulted in economic activity by creating 
jobs and increasing private reinvestment during the period of 1997-2001.

� Positive economic activity was also documented in the average Main Street city in 
the number of jobs , the number of establishments , the number of new sales tax 
permits, retail sales, and commercial property valu es.

These outcomes indicate that the urban design , practiced in part by Texas Main 
Street program, is having a positive effect on economic activity in  the Main 
Street districts and cities throughout Texas for the five years that was under 
review. 

Conclusions:Conclusions:



� The increasing economic activity in the Main Street cities in Texas can be 
explained in part by components of urban design.

� The scope of economic vitality generated by or due to urban design in the context 
of Main Street program may vary depending on the city size.

� This study suggests that a more detailed assessment of specific aspects of urban 
design in active Main Street Cities may yield a clearer understanding of which 
design strategies achieve the stated goals of the Main Street Program.

� This research should contribute to the study of urban design , a presently re-
emerging discipline as well as area of practice, as a knowledge-based activity.

Implications:Implications:



Future ResearchFuture Research

� Assess the economic revitalization impact of urban design improvements for the 
Main Street Program cities in cross-state and/or a nationwide study.

� Assess the social , cultural , and/or environmental impacts of urban design 
improvements in Main Street Program cities.

� Examine the role of downtown morphology in revitalization .

� Examine the health value of landscape architecture and urban design.

� Examine the sustainable value of landscape architecture and urban design.

� Run a comparison study of visual quality between former Main Street cities and 
active Main Street cities. 



Research

Service 
& Practice

Teaching Service 
& Practice

Research Teaching

IntegrationIntegration

Knowledge Base:
Assessing the Economic Impact of 

Urban Design Improvements: Texas 
Main Street Program Research

Ongoing Studio Project:
Outdoor Market Place for the 
Revitalization of North District 

in downtown Bryan, TX

Community:
Downtown Property Owner/Developer

Downtown Economic Development Association
City of Bryan



Research + Teaching + ServiceResearch + Teaching + Service Phase IPhase I

North District, Downtown Bryan Studio II, Spring ’07
GIS, Photoshop, AutoCAD One  Week, Team



Research + Teaching + ServiceResearch + Teaching + Service Phase IPhase I

North District, Downtown Bryan Studio II, Spring ’07
GIS, Photoshop, AutoCAD, MS Suite One  Week, Team



Research + Teaching + ServiceResearch + Teaching + Service Phase IIPhase II

North District, Downtown Bryan     Studio II, Spring ’07 
SketchUp, Photoshop, AutoCAD 24” by 36”, Three Week, Individual



Research + Teaching + ServiceResearch + Teaching + Service Phase IIPhase II

North District, Downtown Bryan Studio II, Spring ’07
GIS, Photoshop, AutoCAD 24” by 36”, Three Week, Individual



Vision 
“The agenda of Re-Generating the Los Angeles region suggests a challenging of 
traditional issues confronted by landscape architects in teaching, research and 
service . It requires a keen awareness of issues in the region, on the part of 
faculty and students; it requires an educational approach which is based on 
student-driven inquiry and grounded in real case studies, in real communities; it 
requires a design process which emphasizes community engagement, field 
interpretation, multiple spatial and temporal scales; and it requires careful analysis 
and monitoring of results to inform and refine practices. Above all, it requires an 
adaptable and responsive faculty , student body, and curriculum in order to 
confront and resolve critical issues and concerns as they arise.

Source: http://www.csupomona.edu/~la/department/index.html



Questions?

e-mail: taner@tamu.edu
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PostMarlinGoliadDenton

WhitewrightPort ArthurLufkinGladewaterDenison

WeatherfordPlainviewLevellandGilmerDecatur

TylerPittsburgLa GrangeGatesvilleCelina

TaylorParisKerrvilleGarlandBrenham

SonoraNew BraunfelsIrvingGainesvilleBreckenridge

ShinerNacogdochesHillsboroFort StocktonBowie

SeguinMount VernonHendersonFloresvilleBonham

San MarcosMount PleasantGreenvilleFairfieldBeaumont

RuskMonahansGrapevineElginBay City

QuanahMineolaGonzalesElectraAngleton

Table A Texas active Main Street cities that included into frequency analysis (N =53 
Small City). Cities population over 250,000 excluded from the results.

Appendix Appendix AA



Table B Texas active Main Street cities that responded to the survey but not 
included into frequency analysis (N =8)

Farmersville Cedar HillCanton  

West ColumbiaHuntsvilleEagle lakeCarthageAmarillo

Table C Texas active Main Street cities that did not respond to the (N =15)

Weslaco
San Antonio, 
Southtown

Houston 
Market SqGeorgetownCorsicana

Van Alstyne
San Antonio, 
MidtownHarlingenFreeportClifton

San BenitoOdessaGrahamFerrisAlpine

AA AppendixAppendix



2.802.74Level of activities to promote the historic buildings

2.802.79
Number of activities to promote Main Street 
Revitalization Program

2.802.79
Activities to define & promote the position of the 
Main Street district within the overall market

3.002.79
Number and the variety of special events to 
promote the Main Street (festivals, concerts, & etc.)

2.802.79Level of activities to promote the historic heritage

2.802.87
Level of activities to promote the retail goods and 
services offered by downtown businesses

3.002.92Level of activities to create a healthy image

n=5n=39N=44 cities >= 5 years

Urban MSCSmall MSCPromotion

Scale:

Decreased [1]

Not Changed [2]

Increased [3]

Results:Results:



� The average manager indicated an increase in all of the seven indicators for 
the promotional activities.

� The average manager indicated the highest increase in the area of;

• creating a healthy image, 
• promoting retail goods and services, 

• promoting historic heritage, 

• and promoting the historic buildings in their Main Street districts.

� The average manager also reported an increase in the number and the 
variety of special events such as festivals, concerts, and flea markets. 

According to the average Main St. manager, promotio nal activities to 
revitalize the Main Street districts typically have  exceeded the
boundaries of the Main St. districts.

RR Results:Results: PromotionPromotion



2.602.34Level of activity within the Organization Committee

2.802.46Work plan adherence Four-point approach

2.602.53
Level of activity within the Economic Restructuring 
Committee

2.402.58
Number of new organizations (for profit, or not-for-
profit) 

2.802.58Level of activity within the Design Committee

2.802.58Level of activity among the Main Street committees

3.002.66Level of activity within the Promotion Committee

2.802.69Public-private partnership

2.602.73Community representation in an advisory capacity

3.002.74
Committed & dependable funding sources for the 
private & public activities

2.802.85
Community support by volunteering (and other active 
help)

2.802.87
Community support by participating in events (and 
other passive help)

n=5n=39N=44 cities >= 5 years

Urban MSCSmall MSCOrganization

Scale:

Decreased [1]

Not Changed [2]

Increased [3]

Results:Results:



� The average manager indicated the largest increases in community support 
by participation and community support by volunteering in the Main Street 
events. 

� The average manager also indicated an increase in community 
representation in an advisory capacity. 

The results supports that community involvement in the revitalization 
process is critical (McClure et. al, 2001; Burayidi , 2001).

� The average manager also indicated increase in committed and dependable 
funding sources for the private and public activities, and an increase in 
public-private partnerships. 

The Main Street Program appears to clearly work tow ard the mutual 
benefits of all stakeholders in both the public and  private sectors 
(Robertson, 1999).

RR Results:Results: OrganizationOrganization



EMPLOYMENT: The five-year rate of change

� The employment numbers, based on census data, increased for all Texas 
cities.

� The average city employment in both non MSC and former MSC were slightly 
higher than the active MSC. 

� In contrast, the rate of increase in jobs, based on employer reports, in the 
average active MSC was higher than the average former MSC.

� Jobs data was more reliable than employment data.

Average Community Comparisons: 1997 to 2001

* State of Texas (Including Active and Former Main Street Cities)
** Zip Code data not comparable

Results:Results: Objective IObjective IIIII Economic Activity within the City Economic Activity within the City 

6.541914.56343.9440%CityEmployment  by household

**2.61404.5150%Zip codeJobs

2.49*15123.91540.4950%PlacePopulation

ChangenChangenChangen

Non MSCFormer MSCActive MSC

UnitCoverageAvailable Data

�



COMMERCIAL & PROPERTY: The five-year rate of change

The rate of increase in the average active MSC was higher than former MSC in:

� The number of business establishments, and 

� The commercial property values .

The average active MSC figures in the commercial property values were almost  equal

to the average non MSC .

* Zip Code data not comparable

Average Community Comparisons: 1997 to 2001

30.2634022.783929.8151%CityCommercial Property Values

*-2.48401.0953%Zip codeBusiness Establishments

ChangenChangenChangen

Non MSCFormer MSCActive MSC

UnitCoverageAvailable Data

Results:Results: Objective IObjective IIIII Economic Activity within the City Economic Activity within the City 



RETAIL & SALES: The five-year rate of change

The number of new sales tax permits issued in the average active MSC was notably 
higher than both former and non MSC.

The amount of retail sales in the average active MSC was also higher than both   

former and non MSC .

Average Community Comparisons: 1997 to 2001

1 billion1691.2 billion401.4 billion53$CityTaxable Retail Sales 

412.43516406.6640524.3253#CityNew Sales Tax Permit

ChangenChangenChangen

Non MSCFormer MSCActive MSC

UnitCoverageAvailable Data

Results:Results: Objective IObjective III        II        Economic Activity within the City Economic Activity within the City 



LiteratureLiterature

Design and Urban Design
Precedent
Definition
Theory
Research Methods
The Subject Matter

Economy and Design
Value
Revitalization

Downtown and Main Street
Main Street Program
Texas Main Street Program
Four-point Approach



Results:Results: Objective IObjective I Design Literature ReviewDesign Literature Review

Maintenance & Amenit ies

Information & Signs

VendorsActive recreation (tennis, 
etc.)

ProgramsHardscape features

FoodSpecial plantings (flowers)

Coffee ShopsPavingInterior at ria

ActivitiesSculptureLighting (decorative/safety)

Window DisplaysFountainsEnvironmental features

MaintenancePublic ArtStreet patterns

DecorationsNumber of coffee shops, cafes, and restaurantsLevel ChangesPlazas

GreeneryNumber of activit ies in the streetPlantingStreet furniture

CrowdednessProportion of storefronts with attractive window 
displays

SeatingLand engineering

PedestriansMaintenance of streets, hallways, and build ingsCirculat ionEntryways

IndoorsAmount of GreenerySubspacesWater features

PatternDecorations and furnishing in the shopping areaBoundariesPlantings (gardens)

Selection of clothing and shoe storesCrowding in Shopping areaMicroclimateSignage

Selection of Food StoresProportion of shopping area that is reserved for 
Pedestrians

Uses and ActivitiesExtra parking

LocationProportion of Shopping area indoorsVisual ComplexityParking lot Landscaping

Appearance CompactnessSizeStreetscapes

Perception Response Categories for 
Public Space; 

Attributes and Levels to Describe the Appearance, 
Layout, and Furnishing of Shopping Areas; 

Design Review Checklist for 
Urban Plazas;

Value Matrix for Landscape 
Elements; 

Oppewal et al., 1999Oppewal et al., 1999Marcus et al. 1998Value by Design, 1994



Design
Small City 
>=5 Year

Small City 
3-4 Year

Small City 
1-2 Year

Urban City 
>=5 Year

Missing 
Values*

 N=58 n=39 n=9 n=5 n=5 n=58
Renovated and/or improved storefront (street level façade) 2.9 2.89 3 2.8 0
Renovated and/or improved building facades (upper f açade) 2.87 2.89 2.8 3 0
Greenery (other than trees) 2.77 2.89 2.6 2.8 0
Handicap accessibility related equipment & improvem ents 2.76 2.67 2.4 2.6 1
Canopies, awnings, trellises, shades 2.69 2.78 2.6 2.6 0
Street furniture 2.69 2.78 2.4 2.6 0
Signage 2.67 2.78 2.6 2.8 0
Streetscape maintenance 2.66 2.63 2.4 2.8 2
Outdoor seating 2.65 2.78 2.25 2.6 2
Lighting 2.64 2.75 2.4 2.75 3
Banners, posters, & advertisements 2.56 2.56 2.4 2.6 0
Sidewalk & pavement quality (color, texture, materi al) 2.49 2.5 2.2 2.8 1
Outdoor displays (Sculptures, murals, fountains, et c.) 2.46 2.38 2 2.8 3
Parking space in walkable distance (max. 600 feet) 2 .39 2.33 2.5 2.6 2
Public open spaces (Plazas, market areas, & play ar eas) 2.38 2.56 2 2.6 2
Street trees 2.35 2.13 2.2 2.6 3
Outdoor cafes, restaurants, and food stands 2.33 2.44 2.4 2.8 3
On street parking spaces 2.22 2.33 2.2 2.2 3
Sidewalk width 2.21 2.25 2 2.6 2
Loading zones and transportation stops 2.19 2.17 2.25 2.4 11
Garage and open lot parking space 2.15 2.17 2.25 2.4 9
Public bathrooms 2.11 2 2 2 4
Number of traffic lanes dedicated to automobiles 2.0 8 2.11 2 1.8 2
Bicycle related equipment & improvements 1.97 2 2.33 2.2 10
Allowed traffic speed 1.95 2.13 2 2 3
Number of visitors 2.86 3 2.75 2.8 4
Amount of crime 1.45 1.63 2 1.2 4

Scale: Decreased [1] Not Changed [2] Increased [3]                                                *(58-MV) =Not Applicable or Do Not Know

AA



AA
Average Active Texas Main Street City Archival Econ omic Indicators,

6,590,988.919,237,135.74,694,066.8Grand Total**

1309.81633.81261.2Volunteer Hours**

7.09.76.7Joint Ventures, number of projects (#)**

$1,338,208.1$4,827,079.2$814,877.4Ventures Total Expenditures**

$5,252,780.8$14,410,056.5$3,879,189.5Total Private Reinvestment 

79.1169.365.5Net Gains in Jobs Created (#)

20.622.720.3Starts Relocation and Expansion (#)

11.822.210.3Buildings Sold  (#)

$1,595,719.9$6,170,670.0$909,477.4Buildings Sold 

3.15.82.7New Constructed Buildings (#)

$1,474,992.5$2,963,833.3$1,251,666.3New Construction 

25.631.724.7Buildings Rehabilitated (#)

$2,182,068.5$5,275,553.2$1,718,045.8Rehabilitation Projects

9.88.510.0Average Length of Experience (year)

n=46n=6n=40

All CitiesUrban CitySmall CityFive Years Cumulative Average Community 
Reinvestment Statistics*

* 46 Active Main Street Cities that are 5 year of age and older, and have population under 250,000 
** These indicators have been available in the archive of Texas Main Street Program since July 1997



Jobs Created in Texas Cities: 1997 through 2001Jobs Created in Texas Cities: 1997 through 2001

*These numbers are based on Zip Codes of Main Street Districts. This data is not comparable with non-Main Street cities due to 
its complexities.
**Conroe is atypical Texas City to present a category due to heavy economic activity surrounding the city (Such as factory outlets, 
and tourism industry) and the close proximity to major Highway (I 45).

AA

2.61404.5150All cities

9.7673.48750001 to 250000

- 21.471**26.06530001 to 50000

4.2561.31720001 to 30000

1.1614- 4.88810001 to 20000

1.7375.30135001 to 10000

0.7252.76102001 to 5000

Change %nChange %n

Former MSCActive MSCPopulation

1997 through 2001*



Number of Business Establishment within the Texas Cities:

*These numbers are based on Zip Codes of Main Street Districts. This data is not comparable with non-Main Street cities due to its 
complexities.

AA

- 2.48401.0953All cities

- 0.657- 3.15750001 to 250000

- 0.501+ 8.77530001 to 50000

- 0.656+ 0.17720001 to 30000

- 2.6614- 2.79810001 to 20000

- 3.177- 0.30135001 to 10000

- 8.815+ 4.70132001 to 5000

Change %*nChange %*n

Former MSCActive MSC
Population

1997 through 2001*



The New Sales Tax Permits Issued in Texas Cities:

1997 through 2001*

*Within the city limits

AA

412.43516406.6640524.3254All cities

1357.13241340.8871668.00750001 to 250000

504.5522502.551699.60530001 to 50000

266.7316261.656369.89920001 to 30000

197.7952194.1815225.14710001 to 20000

97.8110295.146110.46135001 to 10000

50.5630045.59572.85132001 to 5000

# of permitn# of permitn# of permitn

Non-MSC*Former MSC*Active MSC*
Population



An Average Texas City Taxable Retail Sales

1997 through 2001*

* These numbers calculated from city annual total amount of retail sales subject to state tax

AA

987,867,5471691,238,864,251401,381,424,00253All cities

3,514,110,441252,892,653,89674,331,197,509750001 to 250000

861,280,03918**3,016,140,18612,108,751,534530001 to 50000

769,164,41413730,413,1646888,862,336820001 to 30000

432,105,86543528,373,14715615,498,235810001 to 20000

290,453,94346179,770,7616236,889,207125001 to 10000

60,090,5792485,834,3525107,345,192132001 to 5000

*Retail sales ($)n*Retail sales ($)n*Retail sales ($)n

Non-MSCFormer MSCActive MSCPopulation



Commercial Property Values in an Average Texas City:Commercial Property Values in an Average Texas City:AA

30.2634022.783929.8151All cities

38.782041.656/732.47750001 to 250000

53.011637.68*157.01530001 to 50000

49.111225.73629.82920001 to 30000

26.534018.401524.19610001 to 20000

28.378014.72621.49115001 to 10000

20.5717214.82527.53132001 to 5000

Change %nChange %nChange %n

Non-MSCFormer MSCActive MSC
Population

*Conroe is atypical Texas city to present a category due to heavy economic activity surrounding the city (Such as factory 
outlets, and tourism industry) and the close proximity to major Highway (I 45).

1997 through 2001*



Data SourcesData Sources

� Texas Main Street Program (TMSP):
� Reinvestment Statistics,

� US Census data:
� US Decennial Census,
� US Economic Census, & County Business Patterns

� Texas Bureau of Labor statistics (BLS):
� Covered Employment and Wages, 
� Civilian Labor Force Employment 

� Texas Comptroller Office for Public Accounts (COPA):
� Annual new sales tax permits, 
� Annual property values,
� Sales Tax data (This set will be explored further in an upcoming

study)

AA



Main Street District:Main Street District: Geospatial limitations of the data sourcesGeospatial limitations of the data sources..

B
l.

9.1

Block 
5.1

Main St. District
Block 
4.1Block Group 1

Block Group 2

T r a c k

Main St. 
District

Place

Zip Code Zip Code A

PlaceMain St. 
District

Zip Code B

B. Smaller Cities   C. Larger Cities

A. Census Geographic Coverage

Methodology:Methodology: Main Street District vs. City Data Main Street District vs. City Data 



COPA1997 to 2001CityCity Retail Trade (taxable)

COPA1997 & 2001CityCommercial Property Values 

COPA1997 to 2001CityNew Sales Tax Permit

BLS1997 & 2001CityEmployment (household)

County B. Patterns1997 & 2001Zip CodeEstablishment (employer)

County B. Patterns1997 & 2001Zip CodeEmployment – Jobs (employer)

US Census1997 to 2001PlacePopulation (household)

Data SourcesCoverageGeographyAvailable Data*

� US Census data:
� Texas Bureau of Labor statistics (BLS):

� Texas Comptroller Office for Public Accounts data (COPA):

* The number of the cities included in the comparison tables varies based on the availability of the 
data. Over 200% increase in any variable for any given city excluded from the comparisons.

Methodology:Methodology:MM



Economic Development & RestructuringEconomic Development & Restructuring Literature Review Literature Review 

Develop long-term economic development 
strategies for the continued evolution

Repositioning the downtown in the market place 
and effectively promoting it  

Stabilizing and Improving the value of downtown 
real estate

Monitoring the economic 
performance of the district

Finding new or better uses for underused or vacant 
downtown buildings

Developing financial incentives and 
capital fo r building rehabilitations 
and business development

Recru iting new businesses to complement the 
downtown's retail and service mix and boost the 
downtown's overall market effectiveness

Encouraging new business growth 
in the community

Finding new economic uses for 
traditional Main Street buildings 

Help ing existing businesses find better ways to 
meet their customers' needs and expand to meet 
market opportunities

Removing barriers to economic 
growth

Filling up empty spaces

Strengthening existing businesses 
and recruiting new ones

Study local market conditions, identifying areas of 
opportunity and designing strategies to built on 
those opportunities

Help ing the community expand and 
diversify its economic base

Changing the tenant mix to 
better serve local shoppers

Learning about the district's current 
economic condition & identify ing 
opportunities for market growth

Develop appropriate incentive programs to 
stimulate commercial and real estate development

Preserving and stimulat ing existing 
businesses

Retaining, upgrading, and 
expanding existing businesses

The Economic Restructuring 
Committee's five major 
responsibilities are;

Economic restructuring activities typically include:
Economic development programs 
help communities adjust to 
changing economic times by:

Main Street identifies three 
main goals necessary to bring 
about a full economic 
comeback for downtown:

Definition: The economic 
restructuring means finding a new 
purpose for Main Street's 
enterprises. 

Definition: The economic restructuring component 
of the Main Street approach involves strengthening 
the downtown's existing economic base and 
gradually expending it.

Definition: Local economic 
development is the term for the 
process in which local government 
engage to stimulate or maintain 
business activity & employment.

Definition: Economic 
development is rebuilding 
downtown's sagging economy 
to compete in today's market.

Main Street Committee Members 
Handbook: Economic 
Restructuring, 1996

Smith et al., 1996
Blakely, 1989 

National League of Cities, 1991

Flory et al. 1986,
Texas Main Street 

Handbook



• There was a higher rate of increase in the 
number of jobs, and

• establishments in the active MSC as oppose 
to former MSC for:

– 2,000 - 5,000

– 5,001-10,000

– 30,001-50,000 sub-population categories

Jobs Created
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Results:Results: Objective IObjective IIIII Spatial BreakdownSpatial Breakdown

* Single City effect for the population group (30,001 to 50,000)

Business Establishment 
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Change in an average Texas MSC (1997-2001)

The commercial property values in active MSC was higher in 10,000 or less and in  
30,001 to 50,000 population categories than former MSC in the same categories.

The commercial property values in active MSC was almost equal to non MSC.

�

Results:Results: Spatial BreakdownSpatial Breakdown

Commercial Property Values
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3D Model Simulation



3D Model Simulation


