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In life, “change” is the only constant. It will come 

regardless of  what we do. The time for outlining the 

future is always now, and the desires we have for the 

future must be addressed by preparing for them today. 

Municipalities are constantly challenged to provide and 

maintain affordable, high quality basic services and 

amenities for their citizens.  Balanced with this is the 

desire to provide a healthy environment for businesses 

and community interaction.

A sense of  place and identity are at the heart of  every 

community.  For most rural communities, “Main Street” 

was the origin of  their commercial beginnings and, by 

default, became the center of  activity.   Now, sprawl and 

the constant desire for new development often times 

dilutes the original commercial center as communities’ 

age.  In this trend, Crowley is no exception.

However, a well-planned, well-managed Main Street 

environment provides opportunities for social 

interaction and commerce—perpetuating the idea 

of  “place” and the center of  activity.  Such a “place” 

should be available to all ages on a continual basis and 

present a positive, inviting face to the community.

The City of  Crowley retained the professional services 

of  GSBS Architects and its associated consultants to 

study a half  mile section of  Main Street in Crowley, 

from the intersection of  FM 731 on the East to the 

intersection of  Beverly Street on the West.  GSBS was 

tasked with:

• Mapping the study area; 

• Evaluating the existing conditions; 

• Exploring options to improve the walkability 

and visual aspects: and,

• Making speci• c recommendations for 

improvements.

The report that follows chronicles the planning 

process and documents the • ndings of  this effort. 

The recommendations and suggestions outlined in 

this document attempt to identify speci• c items that 

Crowley should address today in order to plan for 

modi• cations that will bene• t future generations.

“Planning is bringing the future 
into the present so that you can do 
something about it now.”
~ Alan Lakein

EXECUTIVE SUMMARY

Introduction



6

PURPOSE

The City of  Crowley is undergoing a transition.  As a 

part of  the Dallas-Fort Worth metro area, Crowley is 

experiencing growth.  The challenge is to accommodate 

this growth while maintaining and enhancing a sense 

of  place and the community’s unique characteristics.  

Crowley’s Main Street is the F.M. 1187 corridor that 

connects IH 20 to IH 35.  A bypass to this regional 

connector was recently constructed through Crowley 

that allowed the community to reevaluate Main Street 

through the center of  the community. 

F.M. 1187, Main Street, through Crowley is an auto-

oriented corridor characterized by a mix of  older 

suburban retail uses.  The street corridor is 2 lanes 

with a continuous center left turn lane with no curbs or 

continuous sidewalks.  Initially, this initiative started as 

a “beauti• cation” and sidewalk project to improve the 

visual character of  the corridor and improve pedestrian 

access and safety.  However, the community has an 

opportunity to develop a corridor plan to go beyond 

aesthetic considerations to address redevelopment 

along the corridor and become a true economic 

development tool that attracts new retail, of• ce, and 

residential development to Crowley.

In addition, with TxDOT’s adoption of  the Walkable 

Urban Thoroughfares manual for the redesign of  

arterial roadways provides the city the opportunity 

to reinvent Main Street as a destination that supports 

new development that can then truly become the heart 

of  the community.  In this context, Deputy District 

Engineer Brian Barth, P.E. participated in the process 

and offered TxDOT’s support for the reinvention of  

Main Street without the need to take it “off-system.”

Another unique opportunity for the City of  Crowley 

is the future commuter rail corridor along the BNSF 

railway line that connects Crowley to Downtown Fort 

Worth and the region.  Several cities along this corridor 

including Burleson and Fort Worth are creating transit-

oriented development plans to leverage transit to 

attract new development and redevelopment.  With 

considerable vacant land in close proximity to the 

rail line and redevelopment opportunities along Main 

Street, the city of  Crowley is uniquely positioned to 

create a comprehensive master plan that blends all 

these opportunities.  This will allow Crowley to become 

more competitive in the Metroplex while reinventing 

its Main Street and Downtown.

Introduction

In every community there is work to 
be done.  ~  Marianne Williamson



7

There’s no better way to ensure buy-in for a program 

or project than to ask people what they want, listen 

to their concerns and include them in the decision-

making process. That’s exactly what GSBS Architects 

and its consultants sought to do for the Crowley Main 

Street Revitalization Study through a series of  meetings 

in September, 2009.

In preparation for these meetings—called with property 

and local business owners, land owners, Chamber 

of  Commerce representatives, Texas Department 

of  Transportation Of• cials, City of  Crowley staff  

members and elected of• cials—GSBS’ team of  

professionals prepared a series of  base maps illustrating 

the study area, its zoning and uses, the associated 

Thoroughfare Plan, public utilities,  topography and 

drainage constraints.  Following is a synopsis of  items 

discussed, ideas shared and suggestions given. 

GSBS’ team of  professionals compiled and assembled 

the available graphic data from various sources 

including, the City of  Crowley, North Central Texas 

Council of  Governments, the Tarrant Appraisal 

District and other publicly available sources to generate 

a series of  maps illustrating the existing conditions 

within the study area.  This data was used to produce a 

series of  study maps of  the Main Street area.

The GSBS team visited the site on several separate 

occasions to walk and photograph the study area 

and analyze the existing conditions.  We also veri• ed 

the general accuracy of  the inventory maps, noting 

additional information not detected in the maps.

Upon completion of  the inventory maps and site visits, 

GSBS’ team evaluated the data and generated a series 

of  analysis maps illustrating a more detailed inventory 

of  current business types and land uses.  We mapped 

the existing public parking, noting the presence of  

open green spaces, both private land and public rights-

of-way, and noted the existing signi• cant trees.

“The process of  community 
participation results in informed and 
engaged residents that feel better 
connected to their communities. While 
sometimes contentious, but more often 
productive and rewarding, community 
participation is an essential ingredient 
of  making successful urban open 
space” ~ (Francis, 2003).

Section One

PROCESS OVERVIEW 
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Design Charrette 1

This collective series of  maps and overlays was 

presented to the Downtown Investment Zone 

Committee (DIZ) in the • rst of  two public meetings.  

In addition to the committee members, this meeting 

was attended by other invited participants including 

business & land owners within the study area, City 

staff  and the general public.  Prior to the presentation 

and explanation of  the maps, the group discussed goals 

they wished to accomplish.  There was good interaction 

in the discussion, resulting in a great deal of  consensus 

and agreement among the participants.

At the conclusion of  the discussion, the identi• ed 

goals were categorized into four groups:

• Utility

• Visual 

• Place-making 

• Planning

Once the goal discussion was completed, the consultant 

team reviewed the project area and presented a series 

of  concepts to consider and discuss.  These included 

the review of  a case study from a community with 

similar goals and objectives.  Scott Polikov of  Gateway 

Planning and Brian Barth – Deputy District Engineer 

in the Fort Worth District TxDOT Of• ce presented a 

report on the recent update by TxDOT to their Process 

Manual for redevelopment of  Urban Thoroughfares.  

Both Scott and Brian served on the committee to 

update this manual.  

Other items that were discussed included the proposed 

trail to link Bicentennial Park to Teeter Park, the 

Crowley Recreation Center currently under design and 

the future Commuter Rail Stop that is to be located just 

north of  Main Street.

The DIZ Committee provided a list of  ideas and 

concepts that they had prepared from previous 

Brainstorming discussions.  This list was reviewed and 

discussed with the entire group.  Further discussions 

of  potential ideas and desires continued.

The group was instructed to begin generating their 

thoughts for what they envision for Main Street.  A 

brainstorming session began to discuss these ideas, as 

well as others related to Main Street.  These discussions 

continued into the second Design Charrette.

Section One

“I feel better about purchasing the 
property on Main Street knowing that 
the City is putting this effort to improve 
Downtown.”  ~ Teresa Ashton
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Section One

Design Charrette 2

DIZ committee members, business & land owners 

within the study area, City staff  and the general public 

participated in the second Design Charrette, which 

began with a recap of  the established goals.  Additional 

information was presented on the proposed Commuter 

Rail system and Veloweb routes.

The consultant team presented ideas for potential 

• nancing tools to provide funding sources, which 

included:

• Tax Increment Financing

• Public Improvement District

• Downtown Management District

• Chapter 380 and Chapter 381 E.D. Agreement

• G.O. Bonds

• Certi• cates of  Obligation

• A combination of  tools

• Grant programs

• Statewide Transportation Enhancement Program 

(STEP)

• Congestion Mitigation Air Quality (CMAQ)

• Texas Parks & Wildlife

The group was then led in a graphic exercise to explore 

the concept design for the corridor to evaluate and 

test ways to achieve the established goals.  After this 

dialogue a rough layout was generated that is the basis 

of  the recommendation illustrations contained in this 

report.

“I had a hundred things to do tonight 
but this is where I needed to be.”  
~ Mary Jane Stuart
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DEMOGRAPHICS 

Section One

Total Population by Gender

Male - 3,542

Female - 3,925

Total Population by Marital Status

Single  20.5%

Married  60.4%

Separated   2.1%

Widowed   4.8%

Divorced 12.2%

Population according to 
2000 U.S. Census
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DEMOGRAPHICS 

Section One

Total Population by Ethnicity

White     6,979

Black             90

American Indian              54

Asian               46

Hawaiian/Paci• c

Islander                  0

Other           295

Mixed Race          162

Total Population by Age

Under 5      542

Age 5 - 9      619

Age 10 - 14     720

Age 15 - 19     664

Age 20 - 24      398

Age 25 - 34     945

Age 35 - 44  1,335

Age 45 - 54     958

Age 55 - 59       367

Age 60 - 64       285

Age 65 - 74       392

Age 75 - 84       194

Age 85 and up         48

Population according to 
2000 U.S. Census
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DEMOGRAPHICS 

Section One

Population according to 2000 U.S. Census

City of  Crowley

Median Income:  $46,765

Average Income: $53,637

Tarrant County

Median Income:  $46,179

Average Income: $60,112

Dallas/Fort Worth Metroplex

Median Income:  $47,418

Average Income: $63,874
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Projections provided by North Central Texas Council of  Governments

DEMOGRAPHICS 

Section One

Projections for all years were • nalized 
in April 2003. While NCTCOG makes a 
meaningful effort to accurately estimate city-
level population and employment projections, 
there may be instances where the current city 
population estimate has already surpassed a 
projection.  This could be due to one or more 
factors.

• Projections are based on 2000 city 
boundaries and will not account for 
future growth due to annexations or other 
expansion. 

• Unanticipated growth has occurred since 
the projections were completed. 

• The 2030 Demographic Forecast 
projections were not originally created at 
the city level. A demographic model was 
run using Traf• c Survey Zones, which 
are aggregations of  Census block groups. 
In some cases, traf• c survey zones do 
not cede to city boundaries, therefore 
it was necessary for NCTCOG staff  to 
proportionally split TSZ population and 
employment forecasts based on 2000 
city boundaries.  Because of  this, the 
proportions may not accurately re• ect 
growth in the city. 

• Changes in local government policy (i.e 
greater focus on dense development) and 
unanticipated in• ll development have 
occurred. 
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COMING OF THE RAIL LINK

Crowley, like many of  the communities in the 
BNSF Rail Corridor have the opportunity to utilize 
the future commuter rail station as a catalytic 
anchor for redevelopment of  downtown as well 
as the green• eld and brown• eld parcels to the 
North.  The question is not whether commuter rail 
is coming; rather, the question is when?  It will be 
critical that Crowley undertake a comprehensive 
physical master plan of  the entire core of  Crowley 
to take advantage of  this opportunity in terms of  
redevelopment.

The commuter rail system will eventually link 
Crowley to Fort Worth, D/FW Airport and the 
communities to the east, including Dallas.  This 
connectivity will enable Crowley to become not 
only a great downtown location for living; but it 
will also be in a position to attract residents from 
other communities in the region who would be 
looking for an authentic place to visit for a small 
town experience for dinner or other entertainment.

Section One

“The Rail will have positive impacts to 
Crowley.  As it comes, we need to be 
ready for it.” ~ Jim Hirth
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MAIN STREET TODAY - CONTEXT

Section Two

Current Conditions -Description

Today Main Street Crowley is a roadway in transition. 

With the completion of  FM 1187 south of  town, 

Main Street now has a designation of  FM 1187 

Business.  The resulting reduction in traf• c count will 

allow for considerable rethink for future development 

and redevelopment.  Most of  the existing structures 

along Main Sttreet are single story and set back from 

the street at varying depths. The current tenant mix is 

dominated by retail and fast food businesses with a mix 

of  professional services and few residences. There is 

no de• ned pedestrian accommodation and little visual 

appeal.  Overhead power lines dominate the view 

when you travel the street.  Parking is abundant on 

the eastern portion and lacking west of  the railroad.  

Open green space exists both in the public right of  way 

and on private property adjacent to Main Street where 

plantings could be introduced to add seasonality, color 

and visual appeal.

We have divided the limits of  the study area into three 

zones.  

• Zone one is bounded by Beverley Street and the 

Railroad.

• Zone two is bounded by the Railroad and Harris 

Drive.

• Zone three is bounded by Harris Drive and 

Crowley Road.

These sections are different contextually today due in 

large part to the age of  the developments.  

Zone one is tight and intimate providing close 

proximity of  the buildings to the road.  Street side 

parking is prevalent and curb cuts extend across most 

property frontages.  Businesses are dominantly in single 

tenant buildings with a few exceptions. Parking is at 

or below the actual need based on the current density.  

There is little in the way of  landscaping other than 

several large over story trees that are holdovers from 

original residential properties. 

Zone two is more open with buildings set back from 

the road on average eighty feet allowing for private 

double loaded parking lots between the road and the 

building.  There is a mix of  single and multi tenant 

buildings.  Parking is adequate for the current density.  

Landscaping is limited to small island plantings at the 

edges of  the parking areas.

Zone three is typical for junior box retail developments 

with large parking lots separating the road and buildings.  

Most businesses are in multi tenant buildings.  There 

is an over abundance of  parking most business days.  

Little in the way of  landscape areas exist beyond turf  

and a few trees.
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MAIN STREET TODAY - CONTEXT

Section Two

Visual

• Lots of  power lines
• Focused on the automobile
• Little, if  any, landscaping
• No continuity
• No place de• nition
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Section Two

MAIN STREET TODAY - CONTEXT

Walkability

• Recent construction has sidewalks
• No connected system for pedestrian traf• c
• Little visual appeal
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Section Two

MAIN STREET TODAY - CONTEXT

Walkability Obstacles

• Drainage
• Grade
• Rail
• Driveways



19

Section Two

MAIN STREET TODAY - CONTEXT

Green or Open Space

• Places exist where plantings could be added on the public and 
private sides of  the Right-of-Way line.



20

MAIN STREET TODAY - CONTEXT

TRANSPORTATION

The existing Main Street (FM 1187 Business) corridor 

from the intersection of  Crowley Road (FM 731) west 

to the intersection of  Beverly Street consists of  two (2) 

distinct pavement cross sections.  The primary section 

(approx. 1,800 linear feet) from the intersection of  

Crowley Road to the existing railroad crossing consists 

of  a three (3) lane undivided cross section with a two-

way center turn lane.  The section extending from the 

existing railroad crossing west to the intersection of  

Beverly Street (approx. 1,300 linear feet) consists of  

a two (2) lane cross section.  The existing corridor 

primarily consists of  bar ditches to convey storm water 

and does not include curb and gutter.  

The existing Main Street corridor previously served as 

the primary arterial for traf• c traveling from IH 35 west 

along Main Street through the City of  Crowley.  Within 

the past few years, TxDOT completed construction 

on the FM 1187 bypass extending from IH 35 west to 

the intersection of  FM 1187 Business.  A coordination 

meeting and site visit was conducted on August 21, 

2009 by GSBS Architects, Bannister Engineering 

and Gateway Planning Group in conjunction with  

TxDOT.  Brian R. Barth, P.E. Deputy District Engineer 

(Fort Worth District) attended on behalf  of  TxDOT.  

TxDOT provided traf• c count data collected in 2007.  

Based on the completed construction of  the FM 1187 

bypass, the traf• c count information provided and 

discussions with TxDOT, a signi• cant increase in the 

amount of  traf• c (i.e. daily trips traveled) on the Main 

Street corridor from Crowley Road west to Beverly 

Street is not anticipated in the years to come.  This may 

serve as a catalyst to improve pedestrian mobility and 

provide an opportunity for the City to develop a more 

urbanized corridor.

Refer to Long Term Recommendations and Development Zone 

Map for a graphic representation of  the pedestrian mobility and 

urbanization concepts developed as part of  the public charette 

meetings conducted on September 8 and 10, 2009. 

UTILITIES 

Water & Sanitary Sewer

The existing Main Street corridor is served by 

both public water and sanitary sewer infrastructure 

maintained by the City of  Crowley Public Works 

Department.  The water distribution and sanitary sewer 

collection lines located within the study area are shown 

on Development Zone Map, included in Section Four 

of  this report.  The existing water and sanitary sewer 

lines were reviewed as part of  the base data set and 

it appears that the corridor is adequately served with 

the existing infrastructure in place.  Detailed system 

Section Two
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MAIN STREET TODAY - CONTEXT

Section Two

analysis and infrastructure master planning was not 

performed as part of  this study.  In the event that future 

re-development occurs along the Main Street corridor 

causing an increase to the current land use density, 

it is recommended that the City perform a detailed 

analysis of  their existing water distribution and sanitary 

sewer collection systems to ensure adequate capacity 

is provided.  This analysis shall be performed in 

accordance with the City’s current capital improvement 

and infrastructure master plans.    

Overhead Power Lines (Franchise Utilities)

One of  the signi! cant obstacles for both re-

development and beauti! cation of  the Main Street 

corridor is the existence of  the overhead power 

lines and utility poles that both parallel and cross the 

corridor in multiple locations.  The relocation of  the 

existing overhead power lines was discussed as part of  

the public charrette meetings.  The consensus of  the 

charrette participants was that the relocation of  the 

overhead power lines is a critical component to the 

overall revitalization of  the Main Street corridor.   

DRAINAGE

The existing drainage conditions and bar ditch cross 

section currently limits the extent to which the 

pedestrian mobility and urbanization can be improved 

along the Main Street corridor.  The existing drainage 

patterns and infrastructure were reviewed based on 

2-foot topography and aerial orthography provided 

as part of  the base data set.  A detailed drainage 

analysis was not performed and the descriptions and 

recommendations provided in this section shall be 

utilized for conceptual planning purposes only.

Similar to the variation in pavement cross section 

described on page 20 in the Transportation section 

of  this report, the existing drainage conditions vary 

from west to east along the studied corridor.  The Main 

Street corridor from Beverly Street to Crowley Road 

primarily consists of  a bar ditch section with minimal 

underground storm sewer infrastructure in place.  The 

existing drainage patterns, storm sewer infrastructure 

types and locations are described as follows:

Corridor Segment: Intersection of  Beverly Street & Main Street 

East to Railroad Crossing

The drainage area along this stretch of  the corridor 

generally slopes from the northwest to the southeast 

based on topography.  Except in areas that are collected 

by a drop inlet, sheet " ow on the north side of  the 

corridor is generally conveyed in shallow swales within 

the existing parkway from the west to the east towards 

the Railroad right-of-way.  On both the north and south 
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MAIN STREET TODAY - CONTEXT

Section Two

sides of  Main Street, the existing Railroad serves as a 

barrier to the sheet • ow conditions.  Sheet • ow on the 

north side of  the corridor is diverted to the north at the 

Railroad right-of-way to an existing tributary of  Deer 

Creek.  The existing crown of  the pavement section 

limits the amount of  storm water that passes from 

the north to the south side of  the corridor.  The sheet 

• ow on the south side of  the corridor is also generally 

conveyed in shallow swales within the existing parkway 

and contributes to an existing tributary to Deer Creek 

south of  the corridor. 

The underground storm sewer infrastructure and 

existing locations in the corridor described above are 

summarized below:

• Infrastructure Type:  Drop Inlet & Culvert 

Crossing

• Location:  West side of  Beverly Street and Main 

Street intersection crossing from north to south 

side of  the intersection

• Drainage Pattern:  Collects on-site sheet • ow from 

northwest corner of  intersection and conveys to 

south within existing Beverly Street bar ditch

Corridor Segment: Railroad Crossing (East) to Intersection of  

Hampton Road & Main Street

The drainage area along this stretch of  the corridor 

generally slopes from the northwest to the southeast 

based on topography.  Sheet • ow on the north side 

of  the corridor is conveyed in a shallow swale within 

the existing parkway from the west to the east from 

the Railroad right-of-way towards the intersection of  

North Hampton Road and Main Street.  There does 

not appear to be any storm sewer infrastructure, other 

than a driveway culvert, along the north side of  the 

corridor for this segment.  Sheet • ow on the south 

side of  the corridor within this segment is primarily 

captured in a drop inlet located within the parkway 

at the southwest corner of  Main Street and South 

Hampton.  A de! ned bar ditch on the southwest side 

of  the intersection collects sheet • ow and conveys it 

towards the drop inlet.  It is assumed that the drop 

inlet connects to the existing underground storm sewer 

that was constructed with the South Hampton Road 

improvements.  South Hampton Road is a curb and 

gutter street section with underground storm sewer 

infrastructure.  Record drawings for the construction 

of  these improvements were not available at the time 

of  this study for review.   

The underground storm sewer infrastructure and 
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MAIN STREET TODAY - CONTEXT

Section Two

existing locations in the corridor described above are 

summarized below:

• Infrastructure Type:  Drop Inlet

• Location:  Southwest corner of  Main Street and 

South Hampton Road intersection   

• Drainage Pattern:  Collects sheet • ow on south side 

of  corridor segment and conveys to south within 

existing storm sewer along S. Hampton Road  

Corridor Segment: Intersection of  Hampton Road & Main 

Street East to Harris Drive Intersection

The drainage area along this stretch of  the corridor 

generally slopes from the northwest to the southeast 

based on topography.  Sheet • ow on the north side 

of  the corridor is conveyed in a de! ned bar ditch 

along the frontage of  the City Hall within the existing 

parkway from the west to the east from the intersection 

of  North Hampton Road to Harris Drive.  The sheet 

• ow along the north side of  this corridor segment is 

conveyed to a culvert crossing from the north to the 

south side of  Main Street on the southwest side of  

the intersection of  Harris Drive. This culvert crossing 

also intercepts • ow from the north side of  the City 

Hall development.  Sheet • ow on the south side of  

the corridor within this segment is primarily conveyed 

in a shallow swale within the parkway towards the 

southwest corner of  the intersection of  Main Street 

and Harris Drive, at which point collects in a de! ned 

bar ditch along with the outfall of  the culvert crossing 

from the north to the south side of  Main Street.   

The underground storm sewer infrastructure and 

existing locations in the corridor described above are 

summarized below:

• Infrastructure Type:  Culvert Crossing

• Location:  Culvert crosses from north to south 

side of  Main Street on the southwest side of  the 

Harris Drive intersection

• Drainage Pattern:  Collects sheet • ow on north 

side of  corridor segment and conveys to south 

within parkway of  Harris Drive  

• Infrastructure Type:  Misc. Driveway Culverts

• Location:  Varies 

• Drainage Pattern:  Conveys sheet • ow under 

existing driveway approach

Corridor Segment: Intersection of  Harris Drive & Main Street 

East to Crowley Road Intersection

The drainage area along this stretch of  the corridor 

generally slopes from the west to east based on 

topography.  Sheet • ow on the north side of  the 

corridor is conveyed in a semi-de! ned bar ditch within 

the existing parkway from the west to the east towards 
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MAIN STREET TODAY - CONTEXT

Section Two

the intersection of  Crowley Road.  Near the intersection of  Crowley Road, the 

sheet • ow within the bar ditch is captured by an existing drop inlet connected 

to the underground storm sewer infrastructure that was completed with the 

Crowley Road improvements. Sheet • ow on the south side of  the corridor is 

conveyed in shallow swales from the west to the east towards the intersection 

of  Crowley Road.   

The underground storm sewer infrastructure and existing locations in the 

corridor described above are summarized below:

• Infrastructure Type:  Drop Inlet

• Location:  Drop inlet located on north side of  corridor within parkway, 

west of  the intersection of  Crowley Road   

• Drainage Pattern:  Collects sheet • ow on north side of  corridor segment 

and conveys to existing underground storm sewer within Crowley Road  

• Infrastructure Type:  Misc. Driveway Culverts

• Location:  Varies

• Drainage Pattern:  Conveys sheet • ow under existing driveway approach
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INVENTORY MAP

Section Two

The City Limit area  is 7.5 
square miles.

Current population is 7,626 
according to the 2000 U. S. 
Census.

North Central Texas 
Council of  Governments 
2009 population estimate  
12,200.
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Section Two

The Main Street corridor through Crowley consists 

largely of  older, auto-oriented development.  A major 

shopping center is located at Main Street and Crowley 

Road and the rest of  the corridor is home to several 

strip retail, restaurant, and of• ce uses.  The city’s 

municipal complex with city hall and • re station is 

located at Main Street and Hampton Road and to the 

west of  that the BNSF rail line crosses Main Street 

with a continued collection of  smaller retail and of• ce 

uses.  Currently only one residence has a side yard on 

Main Street.  Within the area identi• ed as downtown 

along this corridor, three distinct character zones can 

be identi• ed.   

• Zone one is characterized by smaller of• ce, retail, 

and residential uses and transitions to residential 

neighborhoods west of  Beverly Street.

• Zone two consists of  small of• ce buildings and the 

municipal center.  

• Zone three is characterized by grocery anchored 

retail development.
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Stop Deterioration & Plan For The Future

• Utility lines

• Railroad Station

Lighting

• Saggy electric lines

• Possibly tightening the lines & new casing

• Underground service 

• Decorative light poles on sidewalks

Pedestrian Friendly

• Sidewalks

• Park benches

• Trash cans

Drainage

• Aesthetically-pleasing ditches

• Adequately handle the water ! ow on Main Street

• Pedestrian friendly to not disrupt sidewalks and 

! ow of  pedestrian traf" c

Landscaping

• Soften & brighten overall appearance with trees

• Flower beds

• Decorative walks and crossings

• Brookshire's

Signage

• Sign design guideline for businesses on Main 

Street

• #Bookends# for entrances to Main Street, de" ning 

the area

• Light pole ! ags of  brand and/or current events

Main Street Design Concept

• Design Guidelines

• Create character/uniqueness

• Brand or Logo

Enhancing Features

• Pocket Park with picnic tables, water fountain, 

maps, restrooms and fountains

• Memorial

• Clock

• Parking

• Murals

The Downtown Improvement Zone (DIZ) Committee developed a list of  issues and concerns on April 9, 2009 

to bring to the initial planning session.  The following items listed were the Committee’s most pressing concerns 

for Main Street:
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The group reviewed this list and continued the dialogue 

of  brainstorming ideas and elements to include the 

community’s input resulted in the following primary 

desires and concerns, which could be categorized into 

four distinctive areas:

• Utility

• Visual

• Place-Making

• Planning

Listed below is the comprehensive compilation of  the 

goals and desires for Main Street:

Utility Goals 

• Improve the Drainage system to make Main Street 

more pedestrian-friendly, to improve the visual 

appearance of  Main Street; 

• Clean up power lines to eliminate the low hanging 

wires, and to eliminate or reduce the visual pres-

ence of  the wiring; 

• Improve the walkability of  the corridor by includ-

ing linked, pedestrian spaces; and,

• Improve parking, speci! cally in the western sec-

tion of  the corridor.

Visual Goals

• Add landscaping; 

• Improve the identity for the Main Street Corridor; 

• Provide enhancements for the existing parking 

lots; 

• Establish a “theme” for signage & utility poles; 

and,

• Provide paving enhancements at the major inter-

sections.

Place-Making Goals

• Establish safe pedestrian areas that connect the 

entire length of  Main Street;

• Create an environment that encourages social 

interaction; 

• Establish a targeted identity for the Main Street 

Corridor; 

• Enhance the street presence of  City Hall; 

• Utilize seasonal " ags/banners; 

• Respect, preserve and exhibit the heritage and his-

tory of  Crowley; 

• Provide opportunities and locations for public art 

& murals; and,

• Include a location for a Veteran’s Memorial.

PUBLIC INPUT 

Section Three

“Never doubt that a small group of  
thoughtful, committed citizens can 
change the world. Indeed, it is the 
only thing that ever has.”  ~ Margaret 
Mead (1901 - 1978) 
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Planning Goals

• Plan for the future Commuter Rail station to 

maximize the bene• ts for Main Street; 

• Plan for public space/pocket park(s) along Main 

Street;

• Allow for phased development;

• Establish Development Guidelines/Standards;

• Establish signage standards;

• Make provisions for shared parking to bene• t all;

• Explore establishing an Overlay District or some 

other form of  regulation to guide development 

along Main Street; and,

• Identify potential funding sources and mecha-

nisms to facilitate change.

PUBLIC INPUT

Section Three

“Communication leads to community, 
that is, understanding, intimacy and 
mutual valuing.”  ~ Rollo May (1909 - ) 
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BEAUTIFICATION AND REDEVELOPMENT

Section Three

Early in the planning process, the consultant team 

raised the question of  whether this study was 

primarily one for beauti• cation or redevelopment.  

The Downtown Initiative involves both as they each 

offer merit and bene• t for the community.  Each, 

however, requires a concerted somewhat independent 

respective strategy that should be meshed together for 

long term success in downtown.

With competition from adjoining cities and businesses 

migrating to the bypass, Main Street is experiencing 

some blight and disinvestment.  While aesthetic 

streetscape and sidewalk improvements are important 

to improve the visual characteristics of  the corridor, 

it will only go so far with respect to facilitating 

redevelopment of  properties along the corridor.  

With TxDOT’s partnership and future potential for 

commuter rail, Crowley has the opportunity to make 

this initiative a true economic development priority 

for the community.  The functional design of  the 

roadway and standards for redevelopment along the 

corridor will have greater impact on creating a sense 

of  place in the long-run.  

In order to create a vibrant, pedestrian friendly Main 

Street corridor and downtown, Crowley will need to 

prioritize the reinvention of  Main Street through the 

heart of  the community and create and implement a 

redevelopment master plan for the corridor and future 

Transit Oriented Development (TOD) in order to 

achieve lasting change.  In addition, this effort should 

include a recoding/rezoning of  Main Street and the 

immediate blocks to the north and south to ensure 

adjacency predictability of  development in order to 

create sustainable redevelopment momentum, results 

which will not occur from just beauti• cation alone.

I have inherited a belief  in community, 
the promise that a gathering of  the 
spirit can both create and change 
culture. ~ Terry Tempest Williams
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OBSTACLES

Drainage

The existing bar-ditch drainage system along Main 

Street in a considerable barrier to pedestrian access.

Accessibility

Little if  any accommodation exists for mobility 

challenged accessibility along Main Street.  There is no 

discernable route and considerable barriers exist.

Power Lines

There is considerable visual intrusion along Main Street 

by the network of  overhead utility lines and poles.

Parking

The east portion of  the corridor has abundant parking 

even an excessive amount based on normal daily need.  

The western portion is minimally adequate.

Funding

Today there is minimal de! ned and or allocated funding 

to support improvements to Main Street.

OPPORTUNITIES

FM 1187 Business – New TxDOT Perspective

Revised TxDOT Project Development Process Manual 

which now speci! cally accommodates sustainable 

street and context sensitive design without taking the 

roadway off  network.

Rail Station Link

The proposed commuter rail stop has the potential to 

link Crowley’s Main Street to the entire Metroplex.  The 

commercial and commuter opportunities could have a 

dramatic positive impact. 

Gateways

Three existing key intersections along Main Street could 

be improved to provide announcement and de! nition 

to the corridor. 

Sidewalks – Pedestrian Zones

There is adequate space utilizing private and public 

land to develop a continuous system of  walking paths 

along both sides of  Main Street. 

Through our information gathering effort, we identi! ed some key issues that could be obstacles for implementing 

the vision for Main Street.  We also identi! ed several opportunities on which Crowley could capitalize. 
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UTILITY 

Improve Drainage 

Accommodations must be made to improve the 

drainage situation to minimize the amount of  con• icts 

with vehicles and pedestrians.  The most ideal way 

to improve the existing situation is to reconstruct 

the Main Street road section with curbs and gutters.  

Underground storm water collection and transmission 

should be provided to remove the bar ditch and culverts 

that currently exist.

Clean Up Power Lines 

The existing power line network should be evaluated 

to eliminate as many overhead lines as possible.  The 

best case scenario would be to take all of  the lines 

underground to eliminate them from the visual 

corridor.  The second alternative would be to relocate 

the lines that currently run parallel to Main Street 

placing the lines behind the buildings, in alley ways or 

on secondary streets.  The crossing lines that run north 

and south across Main Street should be minimized as 

much as possible.

The justi! cations for this effort are two-fold. One, there 

is an expressed desire to improve the visual appearance 

of  the Main Street corridor through the introduction 

of  landscaping.  Large overstory canopy trees lining 

Main Street will have the most bene! cial effect on the 

aesthetics as well as providing shade for pedestrians.  

This also increases the likelihood that pedestrians will 

desire to spend time on Main Street.  It is unlikely that 

100% of  the power lines will be able to be relocated, 

so priority should be placed on relocating the lines that 

run parallel to Main Street, creating the environment 

necessary for the trees to mature without the severe 

pruning normally performed around power lines.  

Reduction of  the north/south crossing lines should 

be pursued to the greatest extent possible, based on a 

coordinated effort with the local utility provider.

Improve Walkability 

Develop a system of  de! ned, linked pedestrian ways to 

provide a continuous uninterrupted pedestrian pathway 

all along both sides of  Main Street.  This will likely 

include a combination of  sidewalk sections, expanded 

front stoop areas in front of  buildings and plaza 

spaces.  The entire system should be linked with logical, 

clear connections to an adjacent pedestrian path.  The 

pedestrian path may include accommodations for side 

walk retail sales, dining, seating, landscape plantings 

and other appropriate streetscape furnishings.  The 

passageway should accommodate a minimum ! ve 

foot width in all locations regardless of  the adjacent 

Do not fear going forward slowly; fear 
only to stand still."  ~ Chinese proverb
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amenities. Specialty paving including brick pavers, 

stained concrete, textured concrete or other similar 

materials should be used to accent and draw attention 

to the path way.

Parking

The aggregate existing parking availability within the 

study area is adequate, but parking in the western 

portion of  the corridor is lacking.  Street side parking is 

encouraged along Main Street but will not be adequate 

to support an increase in density of  development.  It is 

recommended that the City explore the possibility of  

acquiring or encouraging private development to install 

one or more public parking lots behind the buildings 

along Main Street to increase the available parking.

VISUAL 

Landscaping

As previously discussed, the introduction of  large 

overstory canopy trees is recommended along the north 

and south sides of  Main Street to provide shade and 

greenery for pedestrians.  Root zone accommodations in 

the way of  open planters is encouraged at intersections 

and at mid block islands.  Street trees in tree wells with 

grates may be utilized as long as adequate soil media, 

irrigation and drainage accommodations are made.  

The use of  a soil aggregate system equivalent to “CU 

Soil” should be utilized wherever open planters are 

not feasible to allow for adequate root growth.  This 

will minimize the potential for sidewalk disruption due 

to root growth.  Tree selection should be limited to 

Texas Native species that will tolerate the local climate 

and micro climate conditions that exist in the region.  

Sections of  like-species trees should be dictated to 

give identity to speci! c blocks or sections of  Main 

Street.  Some diversity in tree selection is encouraged to 

prevent a monoculture.  A mix of  shrubs, groundcover, 

native grasses, perennials and annuals is encouraged 

for additional plantings where applicable. The use of  

Texas Native and adaptive species is encouraged.  All 

plantings introduced in this corridor should be irrigated 

with an automated system utilizing drip technologies 

wherever possible.

Identity for the Corridor

The community identity and place making for Main 

Street is important and should include elements such 

as thematic utility poles, interchangeable banners, 

consistently-style street furnishings, specialty paving 

systems and iconic gateway entry elements at the three 

major intersections. 
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Existing Parking Lot Enhancements

Wherever possible, existing parking lots that are visible 

from Main Street should be enhanced to include 

landscape islands with trees and other landscaping.  

Irrigation to these islands should be included.

PLACE-MAKING 

There is a desire for Main Street to be a “great place” 

where the community can interact.  There is no magic 

formula for creating “place”, but rather it is a process 

that requires citizens to communicate, envision, create 

and dwell with each other.  The premise that “people 

support what they help to create” is vital to the success 

of  a place-making.  The process taken to develop this 

report is an example of  this, and is a good start towards 

Main Street becoming a great “place” in Crowley.   

Continued effort on the part of  community leaders, 

along with citizen participation and involvement at 

every level of  the process, will encourage this action.   

Crowley has an opportunity to continue the current 

momentum in creating a great Main Street.

Circulation for Pedestrians – Safety

Pedestrian safety is essential.  Safe passage from one 

property to another and across the street must be 

accommodated in the design.  One way this can be 

accomplished is using enhanced crosswalks and islands 

that can minimize the travel distance required for 

street crossings.  Additional safety could be provided 

by elements of  separation for the pedestrian zone to 

the vehicular travel way with combinations of  street 

side parking, planters and other barrier elements is 

another way to improve pedestrian safety.  Street 

trees in this barrier zone could provide shade for the 

pedestrian zone and a portion of  the street.  The key 

to these methods is to have a logical, discernable route 

connecting each of  the elements along Main Street.

Social Interaction

The city should capitalize on opportunities that 

encourage casual, comfortable social interaction.  

Having adequate room to exit a car parked at street side 

and interact with friends that are strolling along Main 

Street should be provided in the design.  Citizens should 

have seating opportunities along Main Street to sit and 

enjoy people watching.  Ideally, people should be able 

to sit and share conversation and a cup of  coffee at a 

small table on the sidewalk in front of  the coffee shop.  

These are all examples of  casual social interaction that 

are attainable.  Provisions should be made to plan for 

these situations in all future development plans for 

both the private and public facilities along Main Street. 

“Projects for Public Spaces” de! nes 
place-making as…

“…a dynamic human function: it is 
an act of  liberation, of  staking claim, 
and of  beauti! cation; it is true human 
empowerment.”

“…the art of  creating public ‘places 
of  the soul’ that uplift and help us 
connect to each other.”

“…making a Public Space a Living 
Space.”

“…creating for everybody.”

“…makes places that have meaning 
to people, enduring patterns of  
community use, and memorable 
physical qualities.”

“…a process that identi! es publicly 
accessible spaces that have or 
potentially have unrealized meaning, 
value and utility. Placemaking works 
to help realize these potentials.”
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Corridor Identi• cation

There is strength in being able to know you are on Main 

Street by the elements that you see.  These elements 

could include:  

• Colored paving, pictorial or historical paving that 

are unique to Crowley or depict historic community 

events.  

• The use of  gateway elements such as arches, 

oblique’s or other architectural elements that could 

be book ends for the zone could be used to identify 

the entrance and exit to the Main Street Corridor.

• Enhanced intersection elements such as paving 

and crosswalks that are distinctively different from 

the primary travel way by use of  texture, color, 

patterns or special elements.  

• Consistent landscape material or repetitive 

ensembles of  plant materials at regular intervals. 

• Distinctive decorative utility elements such as sign 

and utility poles that are of  a consistent design and 

color.  

Any of  these components can include elements of  

whimsy or fun to express playfulness or take on a high 

degree of  social sophistication. The choice is yours. The 

key is to de• ne and implement improvements over the 

total length of  the corridor with a pallet of  elements 

that represent the theme and character established by 

the community.  Moderation in the implementation of  

this ‘theming’ should be used to avoid the effect of  the 

design being “overdone” or obnoxious. 

City Hall Street Presence

City Hall is a busy and active place that generates 

destination-orientated traf• c every day.  It is desirable 

to include these types of  public anchors in successful 

commercial developments because of  this traf• c and 

the diversity of  the visitors that come to the facility.  

City Hall’s presence on Main Street could capitalize on 

the community’s identity and provide a setting for social 

gathering, greatly increasing the success of  Main Street.  

Because of  the foresight of  the community leaders to 

keep City Hall at the heart of  the community, there 

is continued opportunity to bene• t the surrounding 

commercial properties.  There is adequate space 

between the building and the street to create an active 

and visually pleasing plaza.  This plaza could include 

additional paving areas that accommodate a variety 

of  social activities, both organized and informal. 

Additional landscape planting and hardscape elements 

such as benches, seat walls, raised planters, fountains 

and sculpture could all be incorporated to enhance 

the connection to the community.  Many of  these 

elements could provide opportunities for memorials or 

remembrances of  community leaders or fallen heroes.  

What is urbanism?  “…places that 
encourage unplanned contact with 
other people.”  ~ Milosav Cekic, 
Gateway Planning Group
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The pedestrian linkage to adjacent properties would 

encourage connectivity and walkability.

Seasonal Flags/Banners

Banners and ! ags can be incorporated to announce 

seasonality and special events.  At their best, the 

structure for these elements are permanently installed 

as part of  the overall theme designed for the corridor.  

Flexibility is gained by the ability to change the graphic 

element as desired, which can put a new face on existing 

elements at regular intervals.

Heritage – History and Preservation

Each community is unique and different, and no 

formula exists for depicting or representing ones 

heritage.  Sometimes a community’s history is not one 

that is particularly interesting or one that citizen’s desire 

to embrace.  In these instances there is an opportunity 

to establish new values or goals that focus on the 

future.  Whether illustrating a rich heritage that exists 

or de" ning a new one that needs to begin, depictions 

of  elements can be incorporated into a community’s 

theme design.  The use of  murals, sculptures, paving 

reliefs or pictogram can express the community’s 

identity to visitors and younger generations.  The goal is 

to establish what is important to Crowley and illustrate 

it in the elements.  

PLANNING 

Commuter Rail

The area around the BNSF rail corridor that bisects 

Main Street through Crowley should be master planned 

in conjunction with the Main Street corridor as a true 

transit-oriented development to leverage the future 

commuter rail station.  

Public Space - Pocket Park(s)

A master plan for the Transit Oriented Development 

and Main Street should identify appropriate public 

spaces in conjunction with development and 

redevelopment opportunities.  Public spaces should 

be in the form of  plazas, squares, and greens.  Pocket 

parks and greens should be considered for TOD and 

residential development.

Phased Development

The master plan for the TOD and Main Street should 

identify phasing of  development in conjunction with 

infrastructure improvements and changing market 

conditions.

Development Standards 

One of  the most critical aspects of  successful plan 

implementation is establishing adjacency predictability 
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for redevelopment.  This ensures that property values 

will increase consistently as redevelopment occurs.  A 

regulatory mechanism consistent with the community 

vision is essential for this plan.  

A comprehensive master plan for Main Street and 

the TOD should identify various redevelopment 

opportunities and establish distinct character zones, 

each with its own development goals, character, 

intensity, and scale.  Since a high quality public realm 

is what creates a walkable, mixed use downtown, the 

changes to regulatory standards that affect the built 

environment will need to be applied mandatorily.  

Voluntary standards, will, in the long-term, undermine 

the goals of  the plan by not requiring adjacent 

properties within the same zone to take advantage of  

adjacency predictability which increases all property 

values.  Having a regulatory framework that does not 

require ALL property owners to meet higher design 

standards will create an uncertain environment and may 

fail to attract new investment. Thus, mandatory design 

standards are an economic development imperative as 

opposed to an aesthetic requirement.

 

Signage Standards

A comprehensive set of  signage standards should 

be adopted in conjunction with the development 

standards that implement the vision for Main Street 

and the TOD.

Funding Sources 

The successful reinvention of  Main Street to support 

the vision for Main Street will require investment in 

critical public infrastructure.  A coherent master plan 

corresponding development standards will provide 

the community the needed framework for harnessing 

quality growth into downtown as the region continues 

to grow.

 

As the city continues to invest in infrastructure 

and maintenance, they need to be able to better 

leverage private development along Main Street.  A 

comprehensive set of  development standards that 

implements the vision for Main Street, together with 

city’s infrastructure program, can be the value capture 

vehicle by which public investment in transportation 

and other civic infrastructure is leveraged to increase 

the development potential of  all properties along 

the corridor, thus increasing property values and tax 

revenues to the community.
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The vision for Main Street Crowley is a vibrant, pedestrian-friendly corridor that supports new development 

and redevelopment of  downtown as the true heart of  the community with a range of  retail, of• ce, civic, and 

residential uses.
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CONCEPT STREET SECTIONS

Section A

This section concept should be used in Zones 1 & 2.  This concept is the dominant desire for Main Street but 

will likely not be achievable in all locations. 

A VISION FOR MAIN STREET

Recommended Main Street Design Criteria as 
de! ned by the  ITE (Institute of  Transportation 
Engineers):  

Suburban C-3 Commercial Avenue
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CONCEPT STREET SECTIONS

Section B

This section concept should be used in Zones 1, 2 & 3 due to existing building locations in relation to the 

pavement edge.  

A VISION FOR MAIN STREET

Recommended Main Street Design Criteria as 
de! ned by the  ITE (Institute of  Transportation 
Engineers):  

Suburban C-3 Commercial Avenue
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CONCEPT STREET SECTIONS

Section C

This section concept should be used in Zone 2 & 3, and should be used where large parking lots separate 

the street edge and building faces

A VISION FOR MAIN STREET

Recommended Main Street Design Criteria as 
de! ned by the  ITE (Institute of  Transportation 
Engineers):  

Suburban C-3 Commercial Avenue
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MUNICIPAL PLAZA CONCEPT DESIGN

A VISION FOR MAIN STREET
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SHORT TERM IMPROVEMENTS

• Overhead Power Lines

• Drainage

• Public Plaza Development at City Hall 

• Way Finding Signage

Overhead Power Lines

• Location:  Various locations parallel and crossing 

the Main Street Corridor

• Objective:  Relocate existing overhead power lines 

to rear of  lots adjacent to Main Street corridor

• Constraints:  Costs, Limited space for easements/

right-of-way, Coordination with Electric/

Telephone Companies and Property Owners

• Action:  Begin coordination with Electric Company 

to develop potential options for relocation 

including phasing, cost sharing (if  applicable), etc.  

Drainage

A couple of  key visions for the Main Street corridor 

that were discussed in the public charrette meetings 

included improving the pedestrian mobility and 

aesthetic appearance of  the studied corridor.  A key 

component to the implementation of  these visions 

will be addressing the effects of  the existing drainage 

conditions on the corridor.  Based on the conditions 

described above and in accordance with the concept 

master plan developed as part of  this study, the 

following improvement options may serve as a short 

term approach to addressing the critical drainage 

con! icts that currently exist along the studied corridor.

Public Plaza Development at City Hall

Re" ne the recommended concept plan for the City Hall 

Plaza and implement the plan.  This redevelopment 

could be the catalysts for other private development on 

Main Street and set the standard for surrounding areas 

as they improve. 

Way Finding Signage

Design graphic and determine locations for way " nding 

signage in the downtown area and throughout the City 

indicating routess to key civic locations such as Main 

Street, Bicentennial Park, the proposed Recreation 

Center, the Library, the Community Center, The Senior 

Citizens Center and other appropriate destinations.  

These signs should be unique and consistent throughout 

the town so that they will be iconic and identi" able.
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Option #1

• Location:  Intersection of  Main Street & South 

Hampton Drive – Southwest Corner

• Objective:  Reconstruct existing parkway to 

include underground storm sewer that will 

eliminate de• ned bar ditch and drop inlet 

with a connection to the existing storm sewer 

extending south on South Hampton Drive

• Constraints:  Connection to existing grade, 

coordination with property owner

• Action:  Prepare topographic survey, Preliminary 

and Final Design, Coordination with TxDOT 

and adjacent property owners   

Option #2

• Location:  Frontage of  City Hall Property and 

Intersection of  Main Street & Harris Drive – 

North Side of  Corridor and Southwest Corner 

of  Intersection

• Objective:  Reconstruct existing parkway to 

include underground storm sewer that will 

eliminate de• ned bar ditch with an extension to 

the existing storm sewer culvert crossing south 

on Harris Drive

• Constraints:  Connection to existing grade, 

coordination with property owner

• Action:  Prepare topographic survey, Preliminary 

and Final Design, Coordination with TxDOT 

and adjacent property owners       

For both of  the short term improvement options 

described above, another key issue to address will 

be the compliance with all applicable American 

Disabilities Act (ADA) requirements related to 

pedestrian walkways, etc.  

* Note: The following improvement options are provided based on a conceptual review of  the existing drainage conditions along the Main Street corridor.  

Topographic survey for each of  the improvement areas was not performed as part of  this study and will be a critical action item prior to the design and construction 

of  the improvement options described below. 
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LONG TERM IMPROVEMENTS

• Drainage & Thoroughfare

• Curb & Gutter Street Section

 Drainage & Thoroughfare

As stated in the Short Term Improvement Options 

– Drainage section, a couple of  key visions for the 

Main Street corridor that were discussed in the public 

charrette meetings included improving the pedestrian 

mobility and aesthetic appearance of  the studied 

corridor.  A key component to the implementation 

of  these visions will be addressing the effects of  the 

existing drainage conditions on the corridor.  Based 

on the conditions described in the previous sections 

and in accordance with the concept master plan and 

vision developed as part of  this study, the following 

improvement recommendations will serve as a long 

term approach to addressing the critical drainage 

con! icts that currently exist along the studied corridor:

Curb & Gutter Street Section

• Location:  Main Street Corridor from Crowley 

Road to Railroad Crossing.

• Objective:  Reconstruct existing pavement section 

to a curb and gutter street section to eliminate 

existing bar ditches and shallow swales that 

currently convey the sheet ! ow drainage to various 

infrastructure and tributaries.  The curb and 

gutter street section will provide an opportunity 

to clearly de" ne the roadside zones described as 

part of  the recommended practices established 

by the Institute of  Transportation Engineers 

(ITE) Manual on Context Sensitive Design for 

Walkable Communities.  In addition, the curb and 

gutter street section will provide an opportunity 

for various types of  re-development along the 

immediate frontage of  Main Street.   

• Constraints:  Cost, Phased Construction, 

Coordination, Potential Utility Con! icts.

• Action:  Prepare topographic survey, Prepare 

Conceptual Design, Identify Utility Con! icts, 

Prepare Preliminary and Final Design, 

Coordination with TxDOT and Adjacent Property 

Owners, Develop Phasing Plan.  



55

IMPLEMENTATION

Section Four

In order to take advantage of  the development and redevelopment opportunities available, Crowley should 

undertake a comprehensive master plan of  Main Street and the potential TOD area at the building and block 

level based on a conservative real estate market analysis.  Such a master plan should identify redevelopment and 

new development areas, distinct development outcomes, and character zones.  In addition, streets, parks, and 

civic uses should be integrated into such a plan.  The implementation of  such a plan should coordinate the city’s 

Capital Improvement Program with a new regulatory framework.  The regulatory framework should incorporate 

development standards to implement the vision for Main Street and the TOD.  Such a framework should be 

applied mandatorily to provide adjacency predictability and investment security for public and private property 

owners.  Additionally, implementing such a plan will require additional sources of  funding.  Special districts, 

regional grants, and other funding opportunities should be explored in conjunction with this effort.
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PUBLIC/PRIVATE INVESTMENT/PARTNERSHIP

Section Five

Financial Tools

• Tax Increment Financing – TIF – Tax Increment 

Reinvestment Zone - TIRZ

• Public Improvement District - PID 

• Municipal Management District - MMD

• Chapter 380 and Chapter 381 E.D. Agreement

• G.O. Bonds 

• Certi• cates of  Obligation

Grants

• Statewide Transportation Enhancement Program 

- STEP

• Congestion Mitigation Air Quality - CMAQ

• Texas Parks & Wildlife – TPW

• Anice Read Fund of  Communities Foundation of  

Texas (Texas Downtown Association) 

• Bank of  America Historic Tax Credit Fund 

(National Trust for Historic Preservation) 

• National Grantwriters Association 

• Grant Writing Workshops - Friends of  the Texas 

Historical Commission

• Challenge America Fast Track Grant program of  

the National Endowment for the Arts 

• State Grants Team - Of• ce of  the Governor 

• Partnership Grant of  the Heritage Tourism 

Program THC 

The key to long term reinvestment is value capture. As was discussed in the workshops, no single tool will 

provide the resources necessary.  After additional detailed planning, the combination of  tools can be matched 

with infrastructure priorities to catalyze redevelopment. Below are lists of  some of  the potential tools and grants 

programs:


