
DISCLAIMER:	  

This	  document	  does	  not	  meet	  the 
current	  format	  guidelines	  of 

the Graduate	  School	  at	  	  
The	  University	  of	  Texas	  at	  Austin.	  

It	  has	  been	  published	  for	  
informational	  use	  only.	  



i	

Copyright 

by 

Leigh Raderschadt 

2017 



ii	

The Report Committee for Leigh Raderschadt 
Certifies that this is the approved version of the following report: 

Arts, Culture, and Historic Preservation in Rural Texas: Creating 
Successful, Distinctive, and Sustainable Communities 

APPROVED BY 
SUPERVISING COMMITTEE: 

Supervisor: ___________________________________________ 
Michael Holleran 

___________________________________________ 
Michael Oden, Co-Supervisor



iii	

Arts, Culture, and Historic Preservation in Rural Texas: Creating 
Successful, Distinctive, and Sustainable Communities 

by 

Leigh Raderschadt, B.S. 

Professional Report 

Presented to the Faculty of the Graduate School of 

The University of Texas at Austin 

in Partial Fulfillment  

of the Requirements 

for the Degree of  

Master of Science of Community and Regional Planning 

The University of Texas at Austin 
May 2017 



iv	

 Dedication 

To Charlie Chaplin the cat, my encouraging friends and family, and Justin, my proof 

(reader). 



v	

Acknowledgements 

A	big	thank	you	to	all	those	who	took	the	time	out	of	their	busy	work	and	life	

schedules	 to	 speak	with	me	and	give	 insight	 into	what	 is	happening	 in	 their	 rural	

corners	 of	 the	world.	 Speaking	with	 you	 all	was	 the	highlight	 of	my	 research	 and	

your	 enthusiasm	 for	 your	 towns,	 projects,	 and	 this	 topic	 is	 both	 appreciated,	

inspiring,	and	invaluable;	please	never	lose	that	or	stop	what	you	are	doing.	

The	following	individuals	made	this	possible:	Farrah	Nada-Meadows,	Joshua	

Meadows,	Bonnie	West-Henning,	Kim	Little,	Joey	Baker,	Shane	Shepard,	Cheryl	Ford,	

Laird	Fairchild,	Annette	Bennet,	Ryan	Roach,	Catherine	Sak,	and	Debra	Drescher.	

Thank	 you	 to	 my	 committee,	 Drs.	 Michael	 Holleran	 and	 Michael	 Oden.	 I	

started	 my	 UT	 experience	 under	 your	 guidance	 and	 I’m	 going	 out	 under	 your	

guidance.	Thank	you	for	not	showing	your	exasperation	with	me	and	sticking	with	

me	as	I	worked	my	way	through	this	paper.	



vi	

Abstract	

Arts,	Culture,	and	Historic	Preservation	in	Rural	Texas:	Creating	

Successful,	Distinctive,	and	Sustainable	Communities	

Leigh	Raderschadt	MSCRP	

The	University	of	Texas	at	Austin,	2017	

Supervisors:		Michael	Holleran, Michael Oden

Rural	 America	 has	 been	 losing	 population	 to	 urbanized	 areas	 and	 going	

through	 economic	 decline	 since	 the	 1920s.	 Younger	 generations	 are	 leaving	 for	

better	employment	opportunities	and	better	amenities.	The	population	that	is	left	is	

growing	older,	retiring,	and	unable	to	sell	property	in	order	to	move.	Businesses	do	

not	have	successors	and	many	buildings	sit	vacant,	deteriorating.	Efforts	to	bring	life	

back	to	these	small	towns	can	prove	to	be	difficult,	especially	for	the	long	haul.	Many	

organizations,	 at	 the	 state	 and	 federal	 level	 provide	 funding	 and	 assistance	 for	

communities	 to	 create	 planning	 documents,	 preserve	 building	 stock,	 create	 arts	

groups,	and	even	to	assist	with	housing	and	energy	needs.	Local	organizations	are	

just	 as	 important	 if	 not	more	 so	when	 it	 comes	 to	 revitalizing	 a	 community.	 Case	

studies	 are	 used	 to address the current conditions of economic development and 

revitalization through the use, or lack, of arts, culture, and historic preservation. It	 is	

found	 that	 communities	 that	 have	 high	 support	 and	 involvement	 for	 the	 arts	 are	

able	to	utilize	these	resources	for	economic	and	tourism	gains.	The	same	can	be	said	

for	those	who	make	historic	preservation,	or	at	least	reuse	of	older	building	stock	a	
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priority.	Even	just	one	preservation	project	can	be	enough	to	inspire	other	projects,	

both	preservation	related,	general	maintenance,	and	upkeep.	Similar	results	can	be	

seen	when	a	few	passionate	and	energetic	people	come	together	to	create	creative	

groups	 and	 spaces.	 Through	 hard	 work	 and	 building	 a	 community’s	 self	 esteem,	

sustainable	revitalization	in	small,	rural	towns	is	possible.		
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Chapter	1:	Introduction	
	
	 While	many	rural	places	have	been	able	to	reform	themselves,	 just	as	many	

have	not	found	the	opportunity	to	rebrand	themselves.	This	could	result	in	drawing	

in	new	residents,	business	owners,	or	tourists	to	increase	traffic,	the	economy,	and	

interest	in	their	communities.	Others	try	unsuccessfully	to	bring	new	life	into	town	

by	 creating	 inauthentic	 experiences	 or	 by	 misinterpreting	 the	 needs	 of	 the	

community.	 In	 this	 paper,	 the	 three	 E’s	 of	 sustainability	 -	 environment,	 economy,	

and	equity	-	are	used	as	tools	to	measure	how	sustainable	a	community’s	activities	

are.	

	 Preservationists	need	to	think	not	only	about	individual	buildings	or	districts	

independently,	but	how	these	resources	contribute	to	communities	and	the	region	

as	 a	 whole.	 What	 does	 preserving	 or	 rehabilitating	 properties	 in	 declining	 rural	

towns	do	for	future	prosperity?	Will	the	property	inspire	additional	projects	or	will	

it	end	up	in	the	same	situation	years	down	the	road?	

As	 small	 rural	 cities	 continue	 to	 lose	much	 of	 their	 population,	 leaders,	 business	

owners,	 and	 remaining	 residents	 are	 left	 to	 maintain	 the	 economy	 and	 building	

stock.	Rather	 than	give	 in	 to	what	may	seem	 like	an	 inevitable	 future,	many	small	

towns	 are	 working	 to	 keep	 residents	 and	 workers	 and	 even	 bring	 in	 new	

opportunities	 to	 draw	more	 people.	One	way	 in	which	 towns	 are	 doing	 this	 is	 by	

examining	the	arts	scene	and	organizing	artists	and	events.	Promoting	the	arts	can	

encourage	tourism	resulting	in	tourism	spending	(food,	retail,	lodging),	which	adds	

to	the	economic	activity.	Historic	preservation	has	the	same	affect	by	creating	space	

for	amenities	offing	more	opportunity	 for	 tourism	spending.	Historic	preservation	

directly	 impacts	 job	 creation,	 income,	 and	 tax	 revenue.	 Together	 arts	 and	

preservation	 create	 distinct	 communities	 offering	 visitors	 incomparable	

experiences.	

By	 creating	 these	 experiences,	 arts	 and	 preservation	 can	 bring	 sustainability	 to	 a	

community	 economically	 through	 tourism	 spending,	 environmentally	 through	 the	

reuse	 of	 buildings,	 and	 possibly	 equitable	 as	 spaces	may	 be	 available	 for	 housing	

and	 job	 opportunities.	Many	 small	 towns	 have	 tried	 implementing	 these	 types	 of	
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activities.	Some	make	it	work	while	others	do	not.	What	is	necessary	is	community	

support	 and	 commitment	 for	 any	 chance	 at	 success.	 The	 towns	 that	 find	 success	

unattainable	 are	 those	with	 little	 ambition	or	 support	 or	without	 specific	 goals	 in	

place.	

The	first	section	of	the	paper	discusses	research	previously	conducted	on	the	

sustainability	of	rural	towns.	What	role	do	they	still	play	in	society?	Is	there	a	way	to	

determine	if	they	can	be	successfully	revitalized	or	not?	These	questions	are	not	the	

focus	 of	 the	 paper,	 but	 serve	 to	 provide	 a	 backdrop	 to	 what	 can	 be	 done	 in	

revitalizing	small	rural	towns.	

The	second	section	of	 the	paper	goes	over	 the	nature	of	arts	and	culture	 in	

municipalities	 and	 the	 variety	 of	 resources	 available.	 This	 is	 contrasted	 and	

compared	 to	 the	 nature	 of	 rural	 communities	 and	 how	 that	 creates	 a	 different	

atmosphere	than	urban	settings	to	engage	in	artistic	and	cultural	activity.	The	way	

to	navigate	and	engage	with	rural	culture	is	much	different	from	what	many	people	

are	used	to,	particularly	in	getting	buy	in	from	local	residents.	

The	third	section	consists	of	case	studies	of	three	Texas	towns/cities:	Sulphur	

Springs,	 Mineral	 Wells,	 and	 Coleman.	 The	 first	 two	 cities	 are	 similar	 in	 size	 and	

settlement	history,	but	the	ways	in	which	they	have	evolved,	developed,	and	react	to	

change	are	different.	The	third	town	is	much	smaller,	and	is	dealing	with	issues	that	

many	small	communities	endure.	

The	 goal	 of	 my	 research	 is	 to	 analyze	 strategies	 and	 existing	 efforts	 that	

municipalities	are	 implementing	to	achieve	their	goals;	how	successful	 these	cities	

have	been;	what	 is	working	and	what	 is	not	working;	and	how	supportive	citizens	

are	of	their	civic	leaders	and	how	supportive	civic	leaders	are	of	organizations	and	

their	 programs	 and	 projects.	 While	 creating	 a	 toolkit	 is	 not	 the	 ultimate	 goal,	

creating	a	resource	for	municipalities	looking	at	how	using	arts	and	culture,	historic	

preservation,	or	a	combination	of	the	two	could	help	with	revitalization	efforts.	
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Methodology	
	

This	study	draws	upon	the	literature	on	the	role	of	preservation	and	artistic	

and	 cultural	 development	 in	 smaller	 town	 development.	 Drawing	 upon	 the	

literature,	 three	 case	 studies	 are	 examined	 to	 determine	 factors	 associated	 with	

success	or	failure.	It	outlines	strategies	and	best	practices	for	developing	consensus	

and	viable	plans	for	redevelopment.	

The	 focus	of	 this	report	 is	 the	case	studies.	These	help	shape	 the	argument	

for	what	 is	needed	 in	small	and	rural	 towns	and	whether	the	success	of	one	place	

could	be	recreated	 in	another.	 Interviews	were	conducted	either	over	email	or	on	

the	phone	with	organizational	leaders,	business	owners,	and	residents	in	each	of	the	

three	 case	 study	 towns.	 While	 interview	 questions	 were	 created	 to	 guide	 the	

interviews,	 most	 of	 them	 became	 more	 organic	 conversations	 about	 community	

character,	 general	 rural	 town	 issues,	 and	 anecdotal	 information.	 This	 type	 of	

interview,	rather	than	strictly	following	a	script,	led	to	a	deeper	understanding	and	

appreciation	for	these	communities.		

Census	data	was	 collected	 for	 each	 town	 to	draw	a	picture	of	 the	past	 and	

present	demographic	character	that	could	help	explain	or	support	the	economic	and	

social	environment.	The	ultimate	goal	of	this	report	is	not	to	compare	and	contrast	

the	selected	case	studies,	but	rather	show	how	each	town	reacts	to	its	development	

and	 economic	 needs.	 The	 census	 data	 is	 not	 necessarily	 showing	 the	 towns	 in	

relation	to	one	another	but	rather	are	grouped	for	ease	of	analysis	and	readability.	

The	selection	of	towns	is	based	in	part	on	a	conversation	with	Catherine	Sak,	

President	 of	 Downtown	 Texas	 Association.	 She	 recommended	 towns	 that	 were	

considering	revitalization	efforts.	After	looking	at	the	list	I	selected	Sulphur	Springs,	

Mineral	Wells,	and	Coleman.	I	knew	of	Mineral	Wells	and	the	legendary	Baker	Hotel	

that	has	been	sitting	empty	for	decades.	The	others,	I	knew	very	little	about	before	I	

started.	However,	 I	did	consciously	choose	 towns	that	were	not	Texas	Main	Street	

cities	 (discussed	 in	 Chapter	 2)	 as	 not	 every	 town	 may	 qualify	 for	 or	 have	 the	

necessary	 resources	 to	 take	 part	 in	 the	 program.	 Understanding	 that	Main	 Street	

plays	a	pivotal	role	 in	economic	development	and	preservation,	 those	 that	are	not	
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Main	Street	cities	were	chosen	in	order	to	analyze	individual	methods	.	

	
Limitations	

	
	 My	limitations	in	regard	to	this	research	are	primarily	time	constraints	due	to	

the	inability	to	travel	to	case	study	towns	and	the	reliance	on	obtaining	information	

from	 individuals	 and	 organizations.	 There	 were	 numerous	 unanswered	 calls	 and	

emails	 sent.	 Even	 among	 those	 contacted,	 it	was	 difficult	 to	 encourage	 discussion	

concerning	unsuccessful	attempts	at	boosting	a	community’s	position	and	identity.	

Those	who	I	interviewed	were	willing	to	discuss	challenges	in	terms	of	community	

support	and	resources.	However,	when	it	came	to	programs	and	plans	that	did	not	

turn	 out	 as	 anticipated	 it	 was	more	 difficult	 to	 get	 concrete	 answers.	 These	 case	

studies	 cover	 the	 challenges	 faced.	 Presumably	 more	 trust	 between	 those	

interviewed	 and	 myself	 would	 procure	 more	 candid	 discussion	 of	 areas	 of	 less	

success.		

Literature	Review	
	

SUSTAINABILITY	AND	RURAL	AMERICA			
	
	 One	 of	 the	 biggest	 challenges	 rural	 communities	 are	 facing	 is	 the	 aging	

population,	mostly	a	result	of	 the	younger	generations	 that	head	to	 the	cities	with	

more	economic	opportunities,	diverse	activities,	and	amenities.	This	leads	to	a	loss	

of	economic	vibrancy	and	services	for	those	who	remain.	Other	issues	include	rising	

costs	of	living	due	to	urbanites	buying	properties	for	second	homes	or	to	rent	out.1	

	 The	U.S.	 Census	defines	 all	 areas	 that	 are	 not	 urban	 to	 be	 rural	 and	only	 19	

percent	 of	 Americans	 live	 in	 these	 areas.	 In	 1930,	 that	 number	 was	 44	 percent.	

Between	 2010	 and	 2014	 alone,	 an	 average	 of	 33,000	 people	 a	 year	 left	 rural	

America,	mostly	in	the	west,	for	urban	areas.	As	in	the	1970s	and	1980s,	residents	

are	encouraged	to	start	 their	own	businesses	to	maintain	their	earning	ability	and	

sustain	the	community.2	

																																																								
1	Semuals,	Alana.	“The	Graying	of	Rural	America”.	The	Atlantic.	2	June	2016.	
2	Semuels,	2016.	



	

	 5	

	 In	 his	 article,	 “Sustainable	 Economic	 Development	 in	 Rural	 America,”	 Adam	

Weinberg	 describes	 sustainable	 development	 as	 practices	 that	 simultaneously	

create	 economic	 vitality,	 environmental	 stewardship,	 and	 social	 equity.	 Rural	

communities	 are	 embracing	 this	 definition	 as	 a	 way	 to	 empower	 themselves	 in	

finding	and	using	 their	assets	 to	make	a	place	 in	a	changing,	globalizing	economy.	

Weinberg	makes	the	case	 for	“high	road”	 industry	and	that	“high	road”	companies	

should	 move	 operations	 from	 urban	 settings	 to	 rural	 communities.	 These	 rural	

communities	 often	 rely	 on	 less	 consistent	 and	 more	 boom	 and	 bust	 forms	 of	

economic	 development:	 “resource	 extraction,	 industrial	 waste	 facilities,	 low-road	

industry,	 tourism,	 and	 prisons.”3	 Although	 these	 do	 bring	 economic	 and	

employment	growth,	they	may	also	create	tension	and	disrupt	social	and	ecological	

systems.		

	 Those	who	choose	to	live	in	rural	communities	do	so	for	a	variety	of	reasons,	

financial,	family,	home	ownership,	etc.	Many	people	prefer	the	social	and	ecological	

environment	 that	 rural	 communities	 offer.	 The	 rural	 culture	 is	 predominately	

driven	by	the	fact	that	these	communities	are	small,	contain	a	large	amount	of	open	

space,	and	close	social	connections	with	all	others	who	choose	the	same.		

	 It	is	easy	to	say	preservation	fits	into	sustainability	easily,	but	it	is	important	to	

understand	what	sustainability	means	to	the	field.	“The	greenest	building	is	the	one	

that	 is	 already	built”	 is	 a	 great	motto	 that	 sums	up	how	preservation	 fits	 into	 the	

larger	context	of	sustainable	development.	Old	building	stock	is	sustainable	because	

it	takes	maintenance	instead	of	replacement	to	keep	it	standing.	However,	merging	

preservation,	 green	 technologies,	 and	 building	 creates	 the	 holistic	 approach	

preservationists	can	take	to	ensure	old	buildings	are	as	sustainable	and	resistant	as	

possible.	 The	 life	 cycle	 of	 materials	 and	 energy	 performance	 round	 out	 the	

sustainable	assessment.4		

	
	

																																																								
3	Weinberg,	Adam	S.	2000.	“Sustainable	Economic	Development	in	Rural	America.”	The	
Annals	of	the	American	Academy	of	Political	and	Social	Science	570.	173–85.	
4	Tyler,	Norman,	Ted	Ligibel,	and	Ilene	R.	Tyler.	2009.	Historic	preservation:	an	introduction	
to	its	history,	principles,	and	practice.	304-305.	
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ECONOMIC	DEVLOPMENT	IN	THE	DECLINING	SMALL	TOWN	
	
	 The	United	 States	 shifted	 from	 a	majority	 rural	 country	 to	 a	majority	 urban	

country	in	the	early	20th	Century.	Since	that	time	rural	populations	and	employment	

have	decreased	dramatically,	 creating	 voids	where	prosperous	 small	 communities	

once	dominated	the	 landscape.	Robert	L.	Wrigley,	 Jr.	suggests	the	approach	of	 	 “1)	

rural	 development	 activities	 be	 focused	 on	 those	 ‘small	 cities’	 –	 places	 of	 ten	

thousand	 to	 fifty	 thousand	 population	 –	 that	 have	 locational	 and	 other	 assets	 on	

which	 to	 build,	 and	 2)	 the	 basic	 unit	 for	 planning	 and	 action	 be	 multi-county	

‘districts.’”5	This	creates	larger	and	fewer	overall	regions	for	more	opportunities	to	

receive	funding.	Partnerships	among	local,	state,	and	federal	governments	are	also	

necessary	and	easier	 to	 form	at	 these	 larger	 scales.	Wrigley	poses	 the	question	of	

balancing	 urban-rural	 growth	 as	 a	 way	 to	 alleviate	 the	 strain	 on	 urban	 or	

metropolitan	areas	and	use	local	resources	of	smaller	cities	to	help	revitalize	rural	

areas.6		

	 In	 1973	 Wrigley	 suggested	 that	 funding	 that	 these	 small,	 rural	 places	 get	

should	 be	 used	 more	 efficiently	 and	 reinforce	 “healthy	 trends”.	 For	 example,	

rewarding	 successfully	 running	 small	 cities	 that	 improve	 infrastructure	 and	

successfully	retain	or	encourage	the	birth	and	survival	of	new	businesses.	They	also	

need	 to	 capitalize	 on	 the	 assets	 rural	 areas	 do	 have.	 Open	 space,	 low	 traffic,	 less	

pollution,	 fewer	 crimes,	 and	 the	 opportunity	 to	 be	 active	 in	 politics,	 cultural,	 and	

economic	organizations	all	add	to	the	attractiveness	of	small	and	towns.	Generally	

what	is	missing	are	good	job	opportunities..7	The	same	advice	is	often	given	today.		

	 The	 locus	 of	 much	 small	 town	 development	 is	 focused	 on	 the	 “downtown	

districts.	A	downtown’s	success	is	based	on	two	main	factors:	density	of	people	and	

diversity	of	uses.	This	draws	in	multiple	groups	of	people	to	live,	work,	and	visit.	It	is	

important	to	conduct	market	analysis	of	future	demands	and	should	be	centered	on	

the	five	“W’s”:	who,	what,	where,	when,	and	why.	Each	community	needs	to	identify	

																																																								
5	Wrigley,	Robert	L.	1973.	“Small	Cities	Can	Help	to	Revitalize	Rural	Areas.”	The	Annals	of	
the	American	Academy	of	Political	and	Social	Science	55-64.	
6	Ibid,	56.	
7	Ibid,	58.	
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downtown’s	market:	who	does	downtown	attract	to	visit,	work,	and	live?	What	are	

the	 characteristics?	 Where	 does	 the	 downtown	 fit	 into	 the	 large	 community	 in	

economy	and	character?	What	types	of	attractions	and	services	does	the	downtown	

have	 and	 what	 types	 does	 it	 seek?	When	 does	 the	 community	 expect	 to	 achieve	

goals?	These	are	just	a	few	of	the	questions	a	community	must	know	the	answer	to	

before	 planning,	 designing,	 and	 implementing	 programs	 for	 revitalization.8	 Each	

small	 town	 has	 a	 unique	 history	 and	 culture	 to	 consider	 when	 examining	 future	

needs	 and	 goals.	 These	 questions	 need	 to	 be	 answered	 both	 for	 residents	 and	

tourists	to	achieve	full	potential	of	success.	By	creating	an	environment	that	draws	

upon	a	town’s	history	to	develop	diverse	and	interesting	uses	and	activities,	towns	

might	begin	to	retain	or	attract	creative,	talented,	educated	people	that	small	towns	

need	 to	build	 their	 economic	base.	 In	 “Rise	of	 the	Creative	Class”,	Richard	Florida	

believes	 this	 is	 a	 sound	 strategy	 more	 so	 than	 trying	 to	 attract	 businesses	 and	

industry	which	would	 bring	 in	 the	workforce.	 This	would	 increase	 the	 likelihood	

that	a	more	diverse	workforce	and	economy	would	emerge.9	

	 Planning	 and	 organization	 is	 also	 crucial	 to	 successful	 downtown	

redevelopment.	 Walker,	 a	 planner	 who	 specializes	 in	 downtown	 revitalization,	

recommends	 that	 downtown	 tenants	 all	 keep	 consistent	 days	 and	 hours	 of	

operation	 to	 attract	 and	 retain	 customers	 and	 visitors.	 This	 works	 better	 when	

business	 owners	work	 together	 to	 cluster	 their	 goods	 and	 services,	which	 in	 turn	

attracts	 volume	 and	 validates	 the	 costs	 of	 staying	 open	 weekends	 and	 evenings.	

When	consumers	know	multiple	places	in	one	area	are	open,	they	are	more	likely	to	

travel	downtown	for	retail,	 food,	and	entertainment.10	When	an	experience	can	be	

had	downtown	rather	than	being	merely	a	place	to	run	errands,	it	is	more	likely	to	

draw	a	more	diverse	group	of	people	willing	 to	spend	 time,	 shop,	eat,	 and	 take	 in	

other	events.	
	
	

																																																								
8	Walker,	Philip.	2008.	Downtown	planning	for	smaller	and	midsized	communities.	
http://librarytitles.ebrary.com/id/10796533:	123-126	
9	Ibid,	130	
10	Ibid,	135).	
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FUNDING	RURAL	AMERICA	
	

The	U.S.	Department	of	Agriculture	Rural	Development	(RD)	division	is	one	

valuable	resource	for	improving	the	economy	and	quality	of	life	in	rural	America.	RD	

supports	 rural	 America	 through	 grants	 and	 loans	 for	 services	 such	 as	 housing,	

water,	electric,	and	communications	infrastructure,	health	care,	and	first	responder	

services	and	equipment.	Economic	development	is	also	supported	through	business	

loans	 and	 technical	 assistance	 for	 agricultural	 producers	 and	 cooperatives.	 The	

USDA	outlines	the	following	successful	sustainable	rural	downtown	case	studies.	

Adairsville,	located	in	northern	Georgia,	with	a	population	of	2,542	was	using	

art	 and	 creating	 public	 spaces	 as	 a	 way	 of	 placemaking.	 This	 culminated	 in	 the	

decision	to	create	a	large	downtown	mural	as	a	tribute	to	the	town’s	history	in	the	

Civil	 War.	 Fundraising	 efforts	 were	 a	 collaboration	 of	 artists,	 the	 Town	 of	

Adairsville,	 the	 Adairsville	 Heritage	 Foundation,	 and	 the	 Downtown	Development	

Authority,	 however	 funds	 were	 still	 short.	 A	 downtown	 development	 workshop	

raised	awareness	of	other	funding	opportunities,	such	as	the	USDA’s	Rural	Business	

Enterprise	 Grant.	 The	 Adairsville	 Heritage	 Foundation	 applied	 and	 received	 a	

$75,000	 USDA	 Rural	 Business	 Enterprise	 Grant	 so	 that	 the	 mural	 could	 be	

completed.		

The	 community	 is	 proud	 of	 the	 city’s	 public	 art	 and	 acknowledges	 the	

contributions	 it	 has	made	 to	 cultural	 tourism	 and	 educational	 opportunities.	 The	

community	has	found	that	Adairsville’s	history	is	one	of	its	greatest	strengths	when	

it	comes	to	tourism	and	downtown	economic	development.11		

Pittsburg,	 Kansas	 is	 home	 to	 a	 once	 successful	 hotel,	 The	 Besse	 Hotel	 has	

been	 vacant	 and	 deteriorating	 since	 1979.	 Located	 downtown,	 the	 13-story	 hotel	

was	 working	 against	 downtown	 development	 and	 became	 a	 deterrent	 to	 new	

businesses	and	residents	to	the	downtown	area.	Along	with	the	Besse,	the	rest	of	the	

downtown	was	also	in	decline.	That	started	to	change	in	the	1980s	when	the	City	of	

Pittsburg	and	the	chamber	of	commerce	began	efforts	to	revitalize	downtown.	Their	

																																																								
11	US	Department	of	Agriculture.		Rural	Development.	Accessed	March	2,	2017	
https://www.rd.usda.gov/files/rdGACaseStudy.pdf	
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plan	 included	 a	 tax	 rebate	 program	 for	 building	 improvements,	 façade	 grants,	

improved	streetscapes,	and	a	business	microloan	program.	Despite	these	efforts,	the	

Besse	Hotel	remained	vacant	and	an	eyesore.	

Many	 developers	 were	 interested	 in	 the	 project,	 but	 none	 were	 able	 to	

commit	 to	 such	an	 extensive	 renovation	or	 finance	 the	operation.	 It	was	not	until	

2008	that	a	Kansas	City	developer	made	plans	to	develop	the	hotel	into	apartments.	

One	year	and	over	$13	million	later,	46	one-,	two-,	and	three-bedroom	apartments	

are	affordable	to	many	low-income	residents.	The	project	included	energy	efficient	

windows	 and	 appliances	 and	 the	 building	 was	 100	 percent	 occupied	 within	 five	

months	 of	 opening.	 Financing	 the	 project	 took	 a	 $1,170,000	 USDA	 Rural	

Development	Section	538	Loan	Guarantee,	$9,700,000	state	and	federal	Historic	Tax	

Credits,	a	$200,000	loan	from	the	City	of	Pittsburg	and	$2,100,000	in	construction	

loans	from	several	local	banks.	

Redeveloping	the	Besse	Hotel	has	done	more	than	create	a	building	that	is	no	

longer	 an	 eyesore;	 the	 City	 of	 Pittsburg	 notes	 that	 the	 increase	 of	 residents	

downtown	helped	create	a	more	vibrant	downtown	area.	The	Pittsburg	Chamber	of	

Commerce	 stated	 that	 the	 development	 “is	 attracting	 more	 residents	 and	 new	

customers	 to	 support	 downtown	 business.	 This	 development	 will	 put	 nearly	 50	

more	 families	 within	 walking	 distance	 of	 downtown	 restaurants,	 retailers,	 and	

professional	offices,	and	that	will	have	far-reaching	effects	now	and	into	the	future.”		

Downtown	 Pittsburg	 is	 now	 performing	 better	 than	 it	 had	 in	 the	 last	 few	

decades	and	the	Besse	Hotel	has	solidified	itself	as	a	critical	asset	to	the	community	

once	again.	The	lessons	to	take	away	from	the	Besse	Hotel	renovation	is	to	promote	

the	project	to	as	many	potential	funding	sources	as	possible	and	the	importance	of	

choosing	 the	 right	 design	 and	 construction	 team	 that	 shares	 the	 community’s	

vision.12		

	 Another	federal	entity,	the	US	Forest	Service	expanded	its	mission	in	the	early	

1990s	 to	 include	 rural	 development	 by,	 “caring	 for	 the	 land	 and	 serving	 people.”	

They	have	provided	community	assistance	through	public	and	private	partnerships.	
																																																								
12	US	Department	of	Agriculture.		Rural	Development.	Accessed	March	2,	2017.	
https://www.rd.usda.gov/files/rdKSCaseStudy.pdf		
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The	assistance	helps	communities	diversify	their	economies	“through	the	wise	use	

of	all	forest	resources,	not	just	timber.”13	

	 President	George	H.	W.	Bush	proposed	this	Initiative	for	Rural	Development	in	

1990	 and	 the	 Forest	 Service	 started	 its	 “Working	 Together	 for	 Rural	 America”	

strategy.	 The	 task	 force’s	 goals	 were	 to	 1)	 communicate	 to	 both	 Forest	 Service	

employees	 and	public	 that	 rural	development	 is	 a	 key	part	of	 the	Forest	 Service’s	

mission,	2)	include	rural	development	in	agency	resource	decisions	to	achieve	long-

term	economic	development	and	improved	quality	of	life,	3)	to	participate	actively	

in	community	rural	development	efforts,	4)	understand	and	integrate	the	needs	of	

diverse	communities,	5)	strengthen	participation	in	cooperative	USDA	efforts	at	the	

local	level,	and	6)	provide	timely	and	current	research	and	resource	information.14	

	 While	 working	 with	 local	 communities,	 the	 Forest	 Service	 also	 has	 the	

responsibility	 for	 broad	 rural	 needs	 and	 concerns.	 It	 not	 only	 helps	 the	 private	

sector,	but	rather	takes	a	holistic	approach	on	all	aspects	of	rural	life.	Revitalization	

is	not	a	temporary	or	individual	project	but	rather	a	necessary	long-term	plan.	The	

community	 itself	 needs	 to	 be	 committed	 and	 take	 control	 to	 be	 successful	 and	

sustainable.15	

	 In	 order	 for	 this	 to	 take	 place,	 the	 Forest	 Service	 recommends	 organizing	

diverse	 interests	 by	 diverse	 players	 working	 together.	 These	 recommendations	

include	creating	a	variety	of	goods	and	services,	both	 from	the	 forest	and	cultural	

amenities	to	provide	a	diverse	economy.	Improving	productivity	of	existing	services	

and	 decreasing	 waste	 will	 lessen	 the	 need	 for	 outside	 services	 and	 increase	

commitment	 to	 the	 environment.	 By	 working	 together,	 the	 market	 can	 be	

strengthened	 and	 create	 interests	 as	 a	 community.	 Promoting	 technological	

solutions	and	responses	keeps	rural	communities	connected	and	up	to	date.	The	last	

recommendation	 is	 to	 improve	 human	 capital	 with	 training,	 trade,	 skills,	 and	

																																																								
13	McWilliams,	Ruth,	Ronald	Saranich,	and	Jennifer	Pratt.	1993.	“The	Forest	Service's	
Investment	in	Rural	Communities”.	The	Annals	of	the	American	Academy	of	Political	and	
Social	Science	529.	http://www.jstor.org/stable/1048630.	129.	
14	Ibid,	131.	
15	Ibid,	131-132.	
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knowledge	 to	 create	 a	 stronger	 labor	 force.16	 Four	 resources	 are	 ultimately	

necessary	–	human,	natural,	technical,	and	financial.	

Charles	Bartsch	and	Andrew	S.	Kessler	compiled	a	list	and	examples	of	state	

and	 federal	 initiatives	 as	 a	 guide	 for	 economic	 development	 in	 small	 town	

revitalization	 efforts	 around	 the	 country.	 State	 programs	 are	 broken	 down	 into	

three	 types:	 Business	 finance,	 business	 development,	 and	 business	 support.	 They	

used	 the	U.S.	 Census	 definition	 of	 small	 towns17	 as	 those	with	 fewer	 than	 50,000	

people;	however,	the	majority	of	the	featured	case	studies	took	place	in	those	with	

fewer	 than	 25,000	 and	 many	 in	 towns	 with	 fewer	 than	 10,000.	 The	 terms	 small	

town	and	rural	were	used	interchangeably	and	care	was	taken	to	not	equate	rural	

with	 agricultural.	 No	 matter	 the	 original	 or	 general	 economy	 in	 small	 towns,	 a	

transformed	economy	is	the	most	critical	issue	they	face.	Often,	these	are	outmoded	

and	 too	 narrowly	 focused	 for	 modern	 success.	 A	 diversified	 economy	 is	 more	

productive	and	sustainable.18		

Success	 in	 small	 towns	 is	 similar	 to	 that	 of	 neighborhoods	 of	 larger	 cities;	

there	 needs	 to	 be	 adequate	 capital,	 public	 sector	 support,	 partnerships,	 and	

regulation	 flexibility.	 The	 difficulty	 small	 towns	 face	 is	 finding	 enough	 support	

spread	 wide	 enough	 so	 that	 no	 one	 partner	 or	 person	 is	 taking	 on	 a	

disproportionate	amount	of	time	or	effort.	This	has	detrimental	effects,	particularly	

in	 the	 sustainability	 of	 programs	 and	 efforts.	 Towns	 must	 do	 some	 legwork	 and	

assess	 their	 local	 competitive	 advantage.19	 Although,	 written	 in	 1989,	 this	 guide	

offers	 a	 start	 for	 small	 towns	 seeking	 state	 and	 federal	 assistance,	 guidance,	 and	

funding.			
	

ARTS	AND	CULTURE	AS	AN	ECONOMIC	TOOL	
	

In	 “Developing	 and	 Revitalizing	 Rural	 Communities	 Through	 Arts	 and	

Creativity”,	 Kim	 Dunphy,	 with	 the	 Cultural	 Development	 Network	 in	 Victoria,	

																																																								
16	Ibid,	133.	
17	Bartsch,	Charles,	and	Andrew	S.	Kessler.	1989.	Revitalizing	small	town	America:	state	and	
federal	initiatives	for	economic	development,	3.	
18	Ibid,	3.	
19	Ibid,	6.	
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Australia,	found	that	three	factors	were	pivotal	for	creating	long-term	sustainability	

for	 arts	 and	 creativity	 in	 rural	 communities.	 From	 her	 research,	 in	 order	 for	

communities	 to	 be	 successful	 using	 arts	 and	 culture	 in	 downtown	 revitalization	

efforts	there	needs	to	be	an	“appreciation	of	the	local	culture,	history	and	heritage,	

the	 local	 people,	 assets	 and	 unique	 characteristics;	 enthusiasm	 from	 the	 local	

leadership,	entrepreneurs,	and	investors;	 the	right	timing	and	focusing	on	keeping	

and	drawing	in	young	people	through	employment,	entertainment,	and	cultural	and	

educational	opportunities.”	Dunphy	focuses	on	regional	arts.	She	also	found	that	it	is	

imperative	 that	 the	 arts	 and	 culture	 measures	 have	 the	 support	 of	 all	 levels	 of	

government.	The	local	talent	and	product	also	need	to	be	valued	and	supported	by	

the	 community.	 Dunphy	 also	 calls	 for	 better	 data	 collection	 strategies	 for	 the	

outcome	of	arts	programs,	both	successes	and	failures.20	

Nancy	 Duxbury	 and	 Heather	 Campbell	 present	 an	 overview	 of	 literary	

themes	on	cultural	development	in	small	and	rural	communities	in	multidisciplinary	

fashion.	Research	includes	policy	and	academic	strategies	and	primarily	focus	on	the	

relevancy	and	adaptations	to	Canada.	Beginning	with	defining	both	‘rural’	and	‘arts	

and	 culture	 activity’	 Duxbury	 and	 Campbell	 organized	 their	 research	 into	 six	

themes:	The	nature	of	arts	and	creative	activities	in	rural	communities,	capacity	and	

related	 challenges,	 community	 factors	 and	 critical	 ingredients,	 population-related	

issues	and	opportunities,	economic	issues	and	opportunities,	and	lastly,	governance	

factors.21		

	 Based	 on	 the	 “Developing	 and	 Revitalizing	 Rural	 Communities	 through	 Arts	

and	Creativity	project	out	of	Canada”,	Nancy	Duxbury	and	Heather	Cambell,	suggest	

that	 the	arts,	culture,	and	heritage	are	not	only	amenities	 improving	the	quality	of	

life,	but	are	also	a	“foundation	upon	which	small	rural	communities	rests.”22		

	 The	project	started	by	defining	“Rural”	and	“Arts	and	Creativity	Activity”	and	

reviewing	common	themes.	

																																																								
20	Dunphy,	Kim.	2009.	Developing	and	Revitalizing	Rural	Communities	through	Arts	and	
Creativity.	Australia,	3-17.	
21	Duxbury,	Nancy	and	Heather	Campbell.	“Developing	and	Revitalizing	Rural	Communities	
through	Arts	and	Culture”	Small	Cities	Imprint	3	(1),	111.	
22	Ibid,	112.	
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	 Rural	is	defined	as,	“Communities	having	populations	of	less	than	10,000	and	

somewhat	 separate	 from	 larger	 centers.	However,	 increasingly	 cities	 are	 invading	

nearby	 rural	 areas	making	 it	more	 and	more	 difficult	 to	make	 a	 clear	 distinction	

between	urban	and	rural,	contributing	to	the	pressures	of	community	transition	in	

these	areas.”23	

	 Arts	and	Culture	Activities	were	loosely	defined	and	included	amateur,	semi-

professional,	and	professional,	which	encompassed	local	activity	as	well	as	touring	

and	 external	 influences.	 Creative	 businesses	 and	 entrepreneurs	 were	 also	

considered,	although	 in	the	context	of	economic	diversification	and	attracting	new	

residents.24	

	 The	project	did	not	offer	single	strategy	or	approach,	but	rather	a	wide	range	

of	strategies	and	approaches	for	rural	development	based	on	a	wide	range	of	 local	

traditions,	 historic	 developments,	 and	 cultural	 contexts.	 It	 also	 acknowledges	 that	

creative	work	and	research	done	in	rural	communities	often	goes	unnoticed	and	is	

undervalued.	This	only	reinforces	the	need	for	arts	and	culture.	However,	common	

challenges	are	faced	by	arts	in	rural	communities	with	limited	economic	and	human	

resources	at	the	top	of	the	list.	What	is	needed,	no	matter	the	approach,	are	five	key	

ingredients:	 1)	 a	 community’s	 sense	 of	 place	 and	 an	 appreciation	 of	 the	 local	

heritage;	 2)	 appreciation	 and	 support	 of	 the	 arts;	 3)	 leadership	 and	 community	

support;	4)	dedicated	volunteers	and	5)	cultural	infrastructure	development	such	as	

gallery	and	studio	space.25	

	 In	her	Professional	Report,	Ashley	Richardson	works	to	outline	a	toolkit	which	

includes	 best	 practices	 for	 inclusive	 and	 sustainable	 cultural	 development.	Noting	

the	 differences	 among	 this	 and	 cultural	 development	 and	 equitable	 development,	

Richardson	 defines	 (working	 definition)	 Equitable	 Cultural	 Development	 as	

“cultural	development	that	maintains	diversity	and	inclusion	through	equitable	and	

participatory	 processes	 that	 enhance,	 rather	 than	 erase,	 existing	 community	

creative	 economies;	 a	 form	 of	 development	 that	 preserves	 and	 enhances	 local	

																																																								
23	Ibid,	112.	
24	Ibid,	113.	
25	Ibid,	115.	
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character	 with	 sustainable	 economic	 and	 cultural	 benefits	 being	 equitable	

experienced	 amongst	 the	 local	 population.”26	 Richardson	 explains	 this	 type	 of	

development	as	under-researched	and	while	she	focuses	on	gentrification	and	uses	

case	studies	 from	much	 larger	cities	 than	 this	 report,	 the	best	practices	can	easily	

transfer	to	smaller	towns	trying	to	bring	life	to	their	entire	community.		

	 Although	he	generally	 focuses	on	the	city,	Richard	Florida,	co-founder	of	The	

Atlantic’s	CityLab	and	a	professor	at	NYU,	delves	into	the	case	for	using	the	creative	

class	as	a	catalyst	for	diversity	and	economic	growth.	He	argues	that	creativity,	more	

than	industry	and	agriculture,	has	been	the	driving	force	of	our	economy	since	the	

mid	1980s.	Florida	has	cultivated	his	theories	on	the	notion	that	cities	spur	human	

creativity	 but	 this	 theory	 has	 held	 true	 throughout	 history.	 It	must	 be	 noted	 that	

rural	 and	 small	 town	 culture	 also	 allows	 for	 creativity	 but	 the	 limitations	 in	

resources	 and	 population	 are	 other	 factors.	 Limitations	 often	 lead	 to	 the	 most	

creativity.	 Telecommunication	 and	 transportation	 systems,	 have	 helped	 by	

eliminating	the	need	for	people	to	be	in	one	place	in	order	to	work	together.	Florida	

argues	this	 is	dangerous	to	buy	 into	and	that	concentrations	of	people	will	always	

dominate	 the	 innovative	and	creativity	centers.	While	 this	 is	a	strong	argument,	 it	

does	not	account	 for	what	 is	happening	 in	smaller	 towns	and	rural	 regions	across	

Texas.	The	southwestern	region	of	Big	Bend,	Marfa,	and	Alpine	as	an	art	center	is	a	

strong	example.	As	long	as	smaller	communities	are	able	to	embrace	diversity	and	

innovation,	the	creative	class	may	be	able	to	prosper	in	these	places	as	well.27	The	

quality	 of	 place	 is	 critical	 in	 shaping	 the	 vibrancy	 of	 an	 artistic	 and	 cultural	

community,	and	many	artists	and	innovative	people	crave	simplicity	and	nature	as	

inspiration.	 Cities	 offer	 types	 of	 amenities	 of	 entertainment,	 consumption,	 and	

experiences,	 but	 it	 is	 important	 to	 not	 count	 out	 the	 experiences	 rural	 and	 small	

town	 Texas	 have	 to	 offer,	 often	 in	 the	 form	 of	 authentic	 historic	 and	 cultural	

experiences.	To	Florida,	it	makes	sense	to	invest	in	the	quality	of	place	that	attracts	

creative	workers.	 It	 is	 this	 notion	 that,	 no	matter	 the	 place,	 leads	 to	 an	 authentic	

																																																								
26	Richardson,	Ashley.	Equitable	Cultural	Development:	A	Best	Practices	Toolkit	for	
Inclusive	and	Sustainable	Cultural	Development.	UTA.	2015,	54.	
27	Florida,	2005.	123	
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community	identity	and	experiences.		

	 Florida	 (2002)	 inspired	 a	 debate	 around	 the	 ‘creative	 industries’	 framework	

refined	 by	 Markusen	 and	 Schrock	 (2006)	 and	 Grodach	 (2011)	 that	 suggests	 that	

nurturing	 creative	 industries	 helps	 foster	 economic	 growth	 by	 creating	 amenities	

that	have	ripple	effects.	Many	urban	planning	departments	use	this	strategy	due	to	

what	 Schmalbach	 lists	 in	 her	 thesis	 as	 industries	 “rooted	 in	 individual	 creativity,	

skill,	 and	 the	 production	 of	 intellectual	 property	 have	 the	 potential	 to	 be	 self-

funding	 and	 contribute	 to	 the	 larger	 economy	 through	 job	 creation	 and	 wealth	

creation”.28	 Creative	 innovation	 transcends	 the	 arts	 and	 accounts	 for	

entrepreneurial	efforts	that	have	been	suggested	for	small	and	rural	towns.	A	recent	

study	 by	 Brian	 Thiede	 et	 al.	 (2017)	 through	 analysis	 of	 data	 from	 the	 Bureau	 of	

Economic	Analysis	suggests	that	rural	counties	have	a	higher	rate	of	start-ups	and	

self-employed	business	owners.	Not	only	are	more	new	businesses	being	created	in	

rural	 counties	 (relative	 to	 overall	 business	 and	 population),	 but	 these	 businesses	

have	 also	 shown	 to	 be	 more	 resilient	 despite	 isolation	 and	 fewer	 economic	

advantages	than	their	urban	counterparts.29		

	
HISTORIC	PRESERVATION:	HELPING	OR	INHIBITING?	

	
	 In	 the	 context	 of	 “How	 Buildings	 Learn,”	 Stewart	 Brand	 explains	 that	

economics	 of	 preservation	 is	 related	 to	 building	 decay	 and	 the	 importance	 to	

maintenance.	This	can	be	costly,	but	do	these	costs	outweigh	the	cost	of	demolishing	

and	building	new?	Not	only	are	the	high	styles	 important	to	keep,	but	“Low	Road”	

buildings	 can	 also	 play	 an	 important	 role	 in	 sustainability	 by	 keeping	 costs	 and	

materials	to	a	minimum	and	retaining	the	opportunity	for	necessary	growth.30	 	

	 Donovan	 Rypkema,	 a	 leader	 in	 bridging	 preservation	 and	 economics,	 is	 a	

valuable	source	when	discussing	how	preservation	fits	the	sustainability	tripod.	In	

																																																								
28	Schmalbach,	Heidi	Parker,	Fostering	Arts-Based	Revitalization	in	Small	and	Rural	
Communities	Through	the	Provision	of	Artist	Housing	and	Relocation	Incentives,	UTA,	
2011.	10-11;	Richardson.	2015,	9-12.	
29	Thiede,	Brian	et	al.	6	charts	that	illustrate	the	divide	between	rural	and	urban	America.	
“The	Conversation”	17	March	2017.		
30	Brand,	Stewart.	1994.	You	tube	series.	
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“Economics,	 Sustainability,	 &	 Historic	 Preservation”	 Rypkema	 discusses	 how	

historic	preservation	can	be	used	as	an	environmental	and	smart	growth	strategy.	

This	method	combines	environmental	concerns	with	 fiscal	conservatism,	and	slow	

or	 stop	 sprawl.31	He	 goes	 on	 to	 outline	 how	historic	 neighborhoods	 contribute	 to	

smart	growth	principles:	

	

1.	Create	range	of	housing	opportunities.	

2.	Create	walkable	neighborhoods.	

3.	Encourage	community	and	stakeholder	collaboration.	

4.	Foster	distinctive	and	attractive	places	with	a	strong	sense	of	place.	

5.	Make	development	decisions	predictable,	fair,	and	cost	effective.	

6.	Mixture	of	land	uses.	

7.	Preserve	 open	 space,	 farmland,	 natural	 beauty,	 and	 sensitive	 environmental	

areas.	

8.	Provide	a	variety	of	transportation	choices.	

9.	Strengthen	and	direct	development	towards	existing	communities.	

10.	Take	advantage	of	compact	building	design.	

	

	 “One	 of	 the	 most	 under	 recognized	 attributes	 of	 historic	 buildings	 is	 their	

capacity	 for	 adaptive	 reuse…	 if	 a	 city	 did	 nothing	 but	 have	 a	 strong	 historic	

preservation	 strategy,	 it	 would	 automatically	 have	 a	 strong	 smart	 growth	 and	

environmental	strategy.”32	

	 Rypkema	is	able	to	combine	the	three	legs	of	sustainability	by	explaining	that	

one	 cannot	 be	 possible	 with	 the	 other	 two.	 Preservation	 is	 inherently	

environmentally	responsible	which	in	turn	creates	an	economic	argument	for	fiscal	

frugality	 in	 land	 and	 material	 acquisition,	 and	 providing	 uses	 that	 help	 keep	

gentrification	to	a	minimum.	

	 In	 The	 Economics	 of	 Historic	 Preservation:	 A	 Community	 Leader’s	 Guide,	

																																																								
31	Rypkema,	Donovan.	2007.	Economics,	Sustainability,	&	Historic	Preservation.	National	
Trust	Forum,	National	Trust	for	Historic	Preservation,	3-4.	
32	Ibid,	3	
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Rypkema	makes	the	case	for	preservation	by	explaining	that	historic	structures	are	

almost	 always	 located	 where	 public	 infrastructure	 already	 exists,	 thus	 saving	

communities	and	investors	the	cost	of	building	new	water	lines,	sewer,	streets,	etc.	

In	addition	to	this,	reusing	buildings	would	bring	them	back	as	tax	generators	and	

potential	 residential	 and	 commercial	 shared-use	 spaces	 to	 offer	 more	 affordable	

rents	and	creates	more	jobs	for	local	labor	and	producers.33	

	 Like	Rypkema,	Drs.	David	Listokin	 and	Michael	 Lahr	of	Rutgers	 specialize	 in	

assessing	 how	 historic	 preservation	 impacts	 the	 economy.	 The	 Texas	 study,	

conducted	 in	 2015	 by	 Drs.	 Listokin	 and	 Lahr,	 in	 collaboration	 with	 Drs.	 Michael	

Holleran	 and	 Michael	 Oden	 of	 the	 University	 of	 Texas	 at	 Austin,	 found	 that	

preservation	 positively	 impacted	 job	 creation,	 gross	 state	 product,	 state	 and	 local	

taxes,	 and	 in-state	 wealth.	 The	 study	 cites	 the	 President’s	 Advisory	 Council	 on	

Historic	 Preservation	 that	 historic	 preservation	 is	 often	 more	 economical	 in	

construction	 costs	 and	 return	 on	 investment	 than	 new	 construction.	 The	 Texas	

study	 showed	 that	 historic	 rehabilitation	 adds	 $1.04	 billion	 to	 the	 state’s	 GDP.	 In	

2013	 alone,	 it	 added	 15,398	 jobs	 and	 $827	million	 in	 labor	 income.34	 The	 Texas	

Main	 Street	 Program,	 an	 economic	 development	 program	 centered	 on	 historic	

downtowns,	led	to	an	investment	of	$5.2	million	and	126,719	jobs	since	its	inception	

in	1981.35	The	Texas	Historic	Courthouse	Preservation	Program	has	spent	a	total	of	

$403	million	on	restoration,	planning,	and	emergency	projects	since	2001.	In	2013,	

the	program	created	599	jobs,	mostly	in	the	skilled	trades,	and	$32	million	in	labor	

income.36	 Many	 cities	 where	 these	 courthouses	 are	 located	 have	 cited	 overall	

improvement	 and	 reinvestment	 in	 their	 courthouse	 squares.	 The	 courthouse	

projects	 inspire	 business	 owners	 to	 start	 their	 own	 projects	 creating	 a	 snowball	

effect.	The	 communities	 these	programs	 impact	 the	most	 are	 smaller,	 such	as	 San	

Augustine,	Texas.	

	 San	Augustine	is	a	small	East	Texas	town	that	is	a	success	story	of	how	a	small	

																																																								
33	Tyler	and	Ligibel,	2009,	237-242.	
34	Holleran,	Michael	and	Michael	Oden.	Economic	Impacts	of	Historic	Preservation	in	Texas.	
2015.	18.	
35	Ibid,	25.	
36	Ibid,	30.	
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community	can	come	together	to	revitalize	the	courthouse	square.	In	2000,	the	San	

Augustine	 Garden	 Club	 began	 their	 long	 journey	 to	 restore	 the	 1927	 courthouse.	

They	worked	 diligently	 to	 apply	 for	 grants	 from	 the	Texas	Historical	 Commission	

(THC),	and	continued	for	a	decade	until	their	goal	was	realized.	Work	began	in	2008	

and	was	completed	in	2010.	San	Augustine	became	a	Texas	Main	Street	community	

in	2013,	in	part	due	to	the	potential	for	redevelopment	resulting	from	the	restored	

courthouse.	The	Main	Street	Program	guided	San	Augustine	in	preparing	a	plan	for	

addressing	 goals	 around	 the	 courthouse	 square	 and	 encouraging	 several	 business	

owners	to	take	on	their	own	restoration	projects.37	

	 Many	business	owners	put	work	 into	 their	own	buildings,	which	encouraged	

more	restoration	around	the	square	attracting	more	businesses	to	move	downtown	

and	 into	 vacant	 spaces.	 The	 square	 is	 now	 a	 lively	 place	 and	 the	 garden	 club	 has	

noticed	 that	 people	 see	 how	 the	 historic	 character	 plays	 into	 downtown	

revitalization.	County	Judge,	Samye	Johnson,	is	one	of	those	people.	She	credits	the	

support	 from	 the	 THC	 in	 the	maintenance	 of	 the	 courthouse,	which	 in	 turn	 helps	

maintain	 the	 entire	 square.	 “You	 can’t	 just	 fix	 these	 courthouses	 and	 then	 walk	

away.	We	have	to	have	that	support	to	be	able	to	maintain	them.”	These	projects	are	

especially	 significant	 in	 smaller	 communities,	 Judge	 Johnson	 concluded,	 “If	 these	

courthouses	 are	 not	 saved,	 things	 that	 are	 irreplaceable	 will	 be	 lost.	 They	 are	

everything	to	us.”38		

	 Erica	Avrami	makes	a	case	for	the	sustainability	of	historic	preservation	and	

calls	for	preservationists	to	think	like	planners	and	adapt	preservation	practices	and	

policies.	 In	 “Making	 Historic	 Preservation	 Sustainable,”	 Avrami	 outlines	 how	

preservation	can	contribute	to	sustainability	through	environmental,	economic,	and	

societal	conditions.39	

	 Tyler	 and	 Ligibel	 refer	 to	 Randall	 Mason’s	 explanation	 of	 the	 difficulty	 in	

providing	 concrete	 answers	 to	 preservation	 economics	 questions.	However,	many	

																																																								
37	Ibid,	36.	
38	Ibid,	36	
39	Avrami,	Erica.	2016.	"Making	Historic	Preservation	Sustainable".	Journal	of	the	American	
Planning	Association.	82	(2),	104-112.	
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trustworthy	 sources	 have	 found	 a	 strong	 correlation.	 Both	 the	 private	 and	 public	

sectors	benefit	economically	and	preservation	projects	make	fiscal	sense.40			

	 The	other	side	of	the	historic	preservation	debate	is	that,	according	to	many	

planners,	 it	 inhibits	 growth	 and	 is	 anti-development.	 In	 fact,	 preservationists	

welcome	development	as	long	as	it	grows	a	community	sensitive	to	its	history	and	

culture	 and	 does	 not	 impede	 on	 historic	 resources.	 It	 is	 possible	 for	 planners	 to	

work	 together	 to	 blend	 history	 and	 future	 growth.	 The	 National	 Historic	

Preservation	Act	of	1966	in	fact	defined	historic	preservation	as	a	tool	of	community	

planning.41		

	
DEFINING	SUCCESS	AND	FAILURE	

	
In	 “Creative	 Placemaking:	 Doing	 it	 well,”	 Ann	 Markusen	 and	 Anne	 Gadwa	

Nicodemus	 discuss	 arts	 and	 livability	 indicators,	 partnerships,	 financing,	 and	

progress	evaluation.	This	report	comes	five	years	after	their	placemaking	study	and	

analyzes	what	they	got	right,	what	needed	more	evaluation,	and	what	had	changed	

in	the	following	five	years.	There	is	no	standard	approach	to	placemaking,	therefore	

it	 is	 difficult	 to	 measure	 success	 or	 even	 define	 it.	 Markusen	 and	 Nicodemus	

evaluated	the	outcomes	based	on	the	impacts	on	artists,	the	art’s	community,	local	

businesses,	 residents,	 quality	 of	 life,	 civic	 engagement,	 return	 on	 the	 dollar,	 and	

opportunity	 cost.	 These	 are	 often	 the	metrics	 in	which	 success	 is	measured.	 Goal	

setting	needs	to	be	intentional	and	well	thought	out	in	order	for	these	indicators	to	

equal	 success.	 The	 National	 Endowment	 for	 the	 Arts	 (NEA)	 and	 ArtPlace	 both	

created	 indicators	 from	 indirect	 data	 sources,	 most	 notably	 the	 American	

Community	Survey	(ACS),	to	align	with	essential	goals	of	placemaking.	The	goals	are	

to	 “1)	 to	 strengthen	 and	 improve	 the	 local	 community	 of	 artists	 and	 arts	

organizations;	2)	increase	community	attachment;	3)	improve	quality	of	life;	and	4)	

invigorate	 local	 economies.”42	 These	 indicators	 were	 developed	 to	 assist	

																																																								
40	Tyler	and	Ligibel,	2009,	240	
41	Tyler	and	Ligibel,	2009,	269.	
42	Markusen,	Ann	and	Anne	Gadwa	Nicodemus.	2015.	Creative	Placemaking:	How	to	do	it	
Well,	39.	
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placemaking	planners	in	being	“more	intentional	about	generating	local	outcomes,”	

which	 would	 help	 with	 understanding	 the	 broader	 context	 of	 the	 community	 in	

order	to	assess	the	project’s	impact.	The	result	was	23	indicators.	ArtPlace	came	up	

with	 their	 own	 indicators	 such	 as	 using	 smart	 phone	 location	 requests	 and	 home	

ownership.	 These	 indicators	 may	 not	 be	 as	 reliable	 as	 initially	 thought.	 The	 US	

Census	and	 the	ACS	often	use	data	 that	 is	 too	broad	 for	detailed	analysis	 in	many	

rural	 towns.	 These	 data	 also	 do	 not	 measure	 demographics	 of	 artist	 density	 in	

communities.	Homeownership	and	smart	phone	use	may	be	biased	toward	certain	

demographics.	Homeowners	 tend	 to	be	older	 and	have	higher	 incomes	 and	 smart	

phone	users	may	also	have	higher	incomes	and	are	generally	younger	generations.	

Instead,	 the	 “outcomes”	should	be	measured	by	 the	project	planners’	detailed	and	

articulate	goals	for	how	the	arts	will	contribute	to	the	community’s	vision.	The	NEA	

helps	 by	putting	 these	 goals	 into	 terms	 such	 as	 “artistic	 excellence,	 social	 change,	

cultural	bridging,	and	quality	of	life.”43		

What	came	out	of	NEA’s	and	ArtPlace’s	studies	were	recommendations	based	

on	 the	Validating	Arts	&	Livability	Study	(VALI),	which	based	outcomes	on	census	

data.44	 It	should	be	noted	here	 that	rural	and	urban	site	visits	were	conducted	 for	

the	study	and	in	general,	 fewer	rural	respondents	gave	feedback	on	the	indicators.	

These	indicators,	grouped	into	four	categories	-	Community	Attachment,	Quality	of	

Life,	Arts	and	Cultural	Activity,	and	Economic	Conditions	–	were	then	evaluated	by	

their	 relevancy	 to	 indicating	a	dimension	of	 livability	 and	 the	outcome	of	 creative	

placemaking	projects.	Almost	all	of	the	indicators	were	seen	as	relevant	to	livability,	

but	the	views	were	mixed	when	it	came	to	the	relevancy	to	placemaking	outcomes.45	

While	 these	are	not	 the	 “fuzzy”	 indicators	 such	as	beauty	and	vibrancy,	Markusen	

and	Nicodemus	felt	the	model	could	use	some	improvement.	In	their	post	evaluation	

and	by	reviewing	the	VALI	study,	they	stress	that	intrinsic	contributions	of	arts	and	

culture	 as	 being	 equal	with	 instrumental	 contributions.	 Basing	 outcomes	 on	 such	

																																																								
43	Ibid,	40.	
44	Ibid,	39.	
45	Morley,	Elaine	and	Mary	K.	Winkler.	2014.	The	Urban	Institute.	The	Validating	Arts	&	
Livability	Indicators	(VALI)	Study:	Results	and	Recommendations.	23-26.	
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things	as	occupancy	rates,	sales	 tax	revenue,	and	 job	creation	are	great	 indicators.	

However,	 the	 notion	 of	 livability	 also	 includes	 non-quantitative	measures	 such	 as	

heritage,	innovation,	social	critique,	and	expression.	Equity	is	another	indicator	that	

the	VALI	study	does	not	evaluate.	Opportunities	for	low-income	populations,	people	

of	 color,	 and	 artists	 should	 be	 addressed	 by	 creative	 placemaking.	 These	 include	

ensuring	residents	and	cultural	resources	are	not	displaced.46		

	 The	 Environmental	 Protection	 Agency	 (EPA)	 offers	 its	 own	 guide	 for	 rural	

communities	 assessing	 their	 “policies	 to	 create	 healthy,	 environmentally	 resilient,	

and	 economically	 robust	 places.”	 The	 EPA	 takes	 the	 Smart	 Growth	 approach	 to	

strategies	when	working	with	rural	communities.	 Just	as	every	rural	community	is	

different,	so	too	are	the	best	practices	the	EPA	shares.	Published	in	2015,	the	Smart	

Growth	Self-Assessment	for	Rural	Communities	addresses	the	challenges	than	many	

small	communities	are	likely	to	face.	There	are	eleven	goal	areas,	two	of	which	are	

related	 to	 this	 report:	Goal	 I	 -	Revitalize	Village	and	Town	Centers	and	Goal	VIII	 -	

Preserve	 Historic	 and	 Cultural	 Resources.	 By	 answering	 a	 series	 of	 yes	 or	 no	

questions	 in	 the	 eleven	 areas,	 communities	 are	 able	 to	 prioritize	 strategies	 and	

identify	 what	 needs	 to	 be	 addressed	 in	 order	 to	 meet	 economic,	 social,	 and	

environmental	 goals.	 The	 self-assessment	 focuses	 on	 policies,	 programs,	 and	

initiatives	rather	than	regulations.47		

	 Goal	 I	 is	 assessed	 by	 how	well	 codes	 can	 help	 promote	 vibrant	 downtowns	

such	as	‘do	codes	allow	for	outdoor	markets	or	street	festivals,	outdoor	dining	areas,	

and	 food	 vendors?’48	 How	 financing	 mechanisms	 play	 into	 revitalization	 is	 also	

looked	 at	 through	 policies	 that	 address	 vacant	 properties	 and	 provide	 financial	

assistance	for	redevelopment.	Other	goals	have	preservation-based	strategies	such	

as	 establishing	 a	 Main	 Street	 program	 or	 offering	 grants	 or	 loans	 for	 façade	

improvements.49		

	 Goal	VIII	 focuses	directly	 on	historic	 and	 cultural	 resources.	 The	 assessment	

																																																								
46	Markusen	and	Nicodemus,	2015.	41.		
47	EPA.	Smart	Growth	Self-Assessment	for	Rural	Communities.	2015.	1	
48	EPA.	Smart	Growth	Self-Assessment	for	Rural	Communities.	2015.	10.	
49	EPA	Smart	Growth	Self-Assessment	Section	1:	Revitalize	Village	and	Town	Centers.	2015,	
7-13	
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asks	 questions	 regarding	 historic	 preservation	 commissions,	 criteria	 for	 historic	

designation,	and	zoning	ordinances.	Encouraging	reuse	of	historic	buildings	through	

incentives	and	using	history	and	culture	for	promoting	tourism	are	other	measures	

of	the	self-assessment.50	

	 While	 the	self-assessment	does	not	rate	the	community’s	codes	or	policies,	 it	

does	provide	a	 snapshot	of	 communities	 in	order	 to	 see	where	 they	are	 currently	

and	what	can	be	done	to	get	where	they	want	to	be.	

	 While	 the	 previous	 methods	 gauged	 success	 of	 arts	 and	 culture	 programs,	

Rhonda	 Phillips	 and	 Jay	 Stein	 outline	 historic	 preservation	 indicators	 in	 “An	

Indicator	 Framework	 for	 Linking	Historic	 Preservation	 and	 Community	 Economic	

Development.”	 Phillips	 and	 Stein	 bring	 preservation	 back	 to	 the	 argument	 of	

sustainability51,	 or	 as	 Richard	 Moe,	 former	 president	 of	 the	 National	 Trust	 for	

Historic	Preservation,	put	it	in	2008,		

	

“Buildings	 are	 vast	 repositories	 of	 energy.	 It	 takes	 energy	 to	

manufacture	 or	 extract	 building	 materials,	 more	 energy	 to	 transport	

them	to	a	construction	site,	 still	more	energy	 to	assemble	 them	 into	a	

building.	All	of	that	energy	is	embodied	in	the	finished	structure	and	if	

the	 structure	 is	 demolished	 and	 land-filled,	 the	 energy	 locked	 in	 it	 is	

totally	wasted.”52	

	

The	embodied	energy	claim	is	also	noted	by	Rypkema	and	has	become	one	of	

the	preservation	movement’s	more	influential	arguments.		

	 Cultural	 history	 has	 been	 a	 successful	 tool	 for	 tourism	 and	 can	 bridge	

preservation	and	the	arts	in	a	community.	Urban	heritage	and	the	built	environment	

can	 be	 used	 as	 an	 “economic	 asset	with	 good	 potential	 for	 economic	 exploitation	

through	 tourism,	 cultural-based	 image	building	of	 local	economic	development,	or	
																																																								
50	EPA	Smart	Growth	Self-Assessment	Section	VIII:	Preserve	Historic	and	Cultural	
Resources.	2015,	43-45.	
51	Phillips,	Rhonda	and	Jay	M.	Stein.	2011.	Social	Indicators	Research.	An	Indicator	
Framework	for	Linking	Historic	Preservation	and	Community	Economic	Development.	1-15.		
52	Moe,	Richard.	2008.;	Phillips	and	Stein.	2011.	2.	
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the	 promotion	 of	 corporate	 enterprises.”53	 This	 is	 best	 realized	 when	 a	 group	 of	

historic	 resources	 have	 been	 taken	 care	 of	 and	 utilized.	 Of	 course	 one	 significant	

resource	 or	 project	 can	 have	 a	 far-reaching	 impact	 as	 in	 St.	 Augustine.	 This	 is	

generally	 used	 as	 a	 catalyst	 for	 other	 preservation	 projects	 throughout	 a	

community.		

	 Phillips	 and	 Stein	 frame	 their	 indicators	 into	 four	 categories:	 gauging,	

protecting,	 enhancing,	 and	 interfacing.	 Gauging	 establishes	 the	 benchmarks	 of	 a	

community	by	identifying	historic	and	cultural	resources.	From	these	we	get	a	sense	

of	 place,	 attachment	 to	 and	 identification	 with	 place.	 Development	 strategies	 are	

then	 built	 around	 these	 resources.	 Protecting	 identified	 resources	 often	 includes	

educating	others	of	the	benefits	of	using	historic	resources	and	collaboration	among	

partners.	 Enhancing	 the	 built	 fabric	 often	 involves	 outreach	 -	 activities	 and	

programs	 that	 enhance,	 or	 spread	 views	 and	 ideas	 to	 the	 community.	 Finally,	

interfacing	 is	 the	 process	 of	 using	 historic	 resources	 by	 both	 residents	 and	

tourists.54		

	 The	framework	is	outlined	below.	Not	every	indicator	is	applicable	to	small	and	

rural	towns,	of	course,	but	this	provides	a	guide	for	what	is	measurable.	

	
Table	1:	Validating	Arts	&	Livability	Indicators	

Type	 Indicator	

Gauging	 Historic	Fabric	

Districts,	structures,	landmarks	

Distressed	historic	neighborhoods	

Rehabilitation/certified	tax	credits	

Assessed	property	value	trends	

Historic	district/property	reinvestment	

Amount	and	type	of	locally-owned	businesses	

Sense	of	place/Identification	with	place,	Attachment	to	place.	

																																																								
53	Sternberg,	1996.	464;	Phillips	and	Stein.	2011.	3.	
54	Phillips	and	Stein.	2011.	5-12.	
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Protecting	 Historic	Preservation	element/plan	and	integration	with	planning	

Design	guidelines	

Historic	Preservation	Commission	

Preservation	ordinances	

Historic	Property	survey	

Historic	Preservation	Staff	

Certificates	and	enforcement	actions	

Enhancing	

	
	

	

Participation	in	Main	Street	or	other	sponsored	programs	

Certified	Local	Government	Status	or	other	certification	

Participation	in	other	state/federal	programs	

Number	and	type	of	historic	preservation	non-profits	

Neighborhood	participation	

Civic/museum	partnerships	

Incentive	programs	

Programs	that	prevent	gentrification	

Interfacing	 Use	and	access	by	residents	–	internal,	external,	cost	

Housing	Affordability	and	percent	affordable	of	historic	residences	

Business	use	and	types	

Community	Draw	factors	

Community	Use	Factors	

Heritage/cultural	interactions	and	skills	

Source:	Phillips	and	Stein.	2011.		6.	

	

	 This	 literature	 review	 addresses	 current	 and	 past	 attempts	 to	

understand	 the	 needs	 of	 rural	 America.	 Scholars	 and	 communities	 have	

struggled	with	these	theories	and	solutions.	Common	themes	could	apply	to	

the	 following	 case	 studies	 by	 looking	 at	 what	 other	 small	 towns	 are	

experiencing	 and	 the	 strategies	 they	 have	 used.	 Federal	 funding	 and	

assistance	 is	a	valuable	resource	 that	 is	available	 to	many	 towns	as	 long	as	

they	meet	the	requirements.	These	agencies	as	well	as	Texas	state	agencies	

are	 discussed	 below.	 Another	 theme	 is	 the	 importance	 of	 collaborations	

among	 partners	 and	 diverse	 stakeholders	 to	 find	 solutions.	 This	 will	 help	
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with	progressive	ideas	and	outside	the	box	thinking,	ensuring	the	Three	E’s	

of	sustainability	may	be	addressed.		

	 Defining	 success	 and	 failure	 can	 be	 fairly	 obvious	 i.e.	 a	 building	 has	

been	 restored	 and	 is	 occupied	 or	 if	 the	 project	 pencils.	 However,	 the	

measures	set	forth	by	the	literature	go	beyond	physical	and	financial	success.	

Factors	 such	 as	 how	 well	 a	 project	 improves	 a	 community’s	 self-esteem,	

social	equity,	or	livability	should	be	included	in	the	overall	success	or	failure	

analysis.		
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Chapter	2:		What	Makes	Rural	Communities	Distinctive	
	

Rural,	or	country	living	is	vastly	different	from	that	of	urban	living.	A	sense	of	

community	comes	with	knowing	neighbors	and	relying	on	a	much	smaller	network	

of	people	for	information,	goods,	and	services.	Those	that	appreciate	the	quality	of	

life	in	small,	rural	towns	do	so	because	1)	the	variety	in	the	people	(age,	view,	etc.);	

2)	 the	 built	 environment	 that	 is	 often	 older	 and	 could	 foster	 more	 efficient	

utilization;	 3)	 convenience	 of	 proximity,	 safety,	 and	 connection	 and;	 4)	

neighborliness.	 Perhaps	 best	 explained	 by	 city	 planner	 James	 Rouse,	 the	 reason	

people	 like	 small	 town	 living	 is	 because	 it	 affords	 them	 a	 greater	 likelihood	 of	

having	a	broader	range	of	relationships	and	friendships.	Small	towns	also	allow	for	

mutual	responsibility	and	support	among	neighbors	and	opportunities	for	stronger	

relationships	with	nature	and	outdoor	activities.	These	theories	are	expressed	later	

in	 the	 case	 studies	 as	 well.	 Small	 communities	 generally	 seem	 to	 have	 strong	

networks	and	shared	commitment	toward	the	betterment	of	the	whole	rather	than	

individualistic	responsibility,	particularly	in	times	of	crisis.	

In	the	article	“The	Graying	of	America”,	Alana	Semuels	 interviews	residents	

of	Fossil,	Oregon,	a	small	 town	of	450	people.	 It	 is	getting	harder	to	make	a	 life	 in	

rural	communities	with	consistent	migration	 to	urban	centers.55	This	 is	not	a	new	

phenomenon,	 but	 the	 repercussions	 are	 still	 overwhelming.	 Because	most	 people	

who	 are	 leaving	 small	 towns	 are	 young,	 the	median	 age	 of	 those	 who	 stay	 rises.	

Between	 high	 death	 rates	 of	 the	 aging	 population	 and	 the	 younger	 population	

moving	away,	 total	population	 in	 these	communities	decline.	Fewer	people	means	

less	income	to	local	businesses	and	reduce	hours	of	operation.	This	in	turn	creates	

an	environment	 less	able	 to	keep	or	attract	people,	particularly	 the	young	or	non-

white.	There	is	not	enough	business	to	create	or	maintain	employment	and	they	are	

forced	 to	 leave.56	 Interestingly,	 the	 same	 factors	 keep	 others,	 usually	 older	

generations,	tied	to	rural	communities.		

Part	 of	 the	 reason	 older	 generations	 are	 not	 moving	 away	 is	 the	 housing	

																																																								
55	Semuels,	2016.	
56	Ibid,	2016.	
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market;	it	is	hard	for	them	to	leave	even	if	they	want	to.	Most	of	the	older	population	

own	 property.	 Selling	 a	 house	 in	 the	 declining	 rural	 market	 would	 not	 garner	

enough	proceeds	to	buy	a	small	house,	condo,	or	assisted	living	space	in	a	large	city.	

One	resident	explained	it	like	this,	“If	we	sold	our	house	here,	we’d	have	to	live	in	a	

shack	somewhere.”57	

Arts,	Culture,	and	history	

Many	small	towns	take	on	similar	looks	in	the	face	of	stagnation	and	decline.	

Short	main	 streets	often	 run	along	 the	major	highway	 that	 ran	 through	 town.	Old	

buildings	 of	 various	 conditions,	 use,	 and	 occupancy	 are	 huddled	 close	 to	 one	

another.	Locals	congregating	on	streets,	at	the	post	office,	or	corner	cafe	often	giving	

looks	of	curiosity	toward	strangers	passing	through.		

While	 to	 the	unobservant	passer-by	 all	 small	 towns	 are	 the	 same,	 they	 are	

able	to	differentiate	themselves	from	one	another.	Rather,	each	needs	to	in	order	to	

bring	 in	 new	 business,	 residents,	 and	 tourists.	 To	 do	 this,	 communities	 need	 to	

utilize	what	 they	 already	 have.	 Often	 that	means	 the	 building	 stock,	 services,	 and	

local	talent.	

	 How	do	artists	fit	into	the	rural	landscape	and	how	might	they	add	to	diversity	

and	 uniqueness	 in	 rural	 communities?	 Art	 is	 often	 seen	 in	 urban	 areas	 where	

materials	and	audiences	abound	or	where	creativity	may	not	stand	out	as	in	smaller	

towns.	Being	different	can	be	difficult	 in	small	communities,	but	when	the	arts	are	

supported	is	these	places,	they	become	beloved	fixtures.	

Perhaps	 Paul	 Romer,	 an	 economist,	 policy	 entrepreneur,	 and	 an	 NYU	

professor	put	it	best	 in	his	quote,	“What	is	 important	for	growth	is	 integration	not	

into	 an	 economy	with	 a	 large	 number	 of	 people,	 but	 rather	 into	 one	with	 a	 large	

amount	 of	 human	 capital.”58	 _By	 applying	 this	 notion	 to	 rural	 communities,	 talent	

can	 be	 found	 anywhere	 and	 everywhere.	 That	 talent	 can	 shine	 regardless	 of	

population	 or	 location	 as	 long	 as	 the	 support,	 both	 in	 funding	 and	 community,	 is	

awarded.	By	creating	clusters,	or	districts	of	creative	outlets,	communities	are	able	

																																																								
57	Ibid,	2016.		
58	Florida,	2005.	87.	



	

	 28	

to	offer	the	atmosphere	that	is	necessary	to	attract	and	retain	creatives.	Urban	areas	

are	 known	 for	 their	 clustering	 to	 draw	 industry	 and	 population.	 Economic	

geographies	 of	 talent	 are	 seen	 as	 a	 function	 of	 employment	 opportunity	 and	

incentives,	 however	 it	 may	 be	 just	 as	 important	 that	 communities	 have	 the	

amenities,	entertainment,	and	lifestyle	provisions	to	attract	people	and	businesses.	

For	 this	 reason,	 it	 is	 essential	 that	 rural	 communities	understand	 their	distinctive	

and	corresponding	market	to	use	as	a	basis	for	creating	desirable	places	to	live	and	

visit.	 Urban	 style	 nightlife	 may	 not	 be	 the	 end	 goal,	 however	 proportionate	

amenities	could	be	achieved.	

	 Small	and	rural	towns	may	have	passionate	people,	but	also	find	it	difficult	to	

obtain	 funding	 and	 expertise	 needed	 to	 found	 organizations	 which	may	make	 or	

break	 a	 project.	 Agencies	 that	 regularly	 work	 with	 either	 rural	 towns,	 arts	

organizations,	 or	 specialize	 in	 historic	 preservation	 are	 available	 at	 the	 state	 and	

federal	level.	These	agencies	work	with	communities	to	realize	assets	and	resources.
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Chapter	3:	State	and	Federal	Agency	Support-	The	Case	of	Texas	

	

TEXAS	STATE	AGENCIES	

Many	opportunities	exist	 for	organizations	seeking	 funding	and	support	 for	

the	arts	and	historic	preservation.	The	following	is	by	no	means	an	exhaustive	list,	

but	 serves	 as	 a	 guide	 to	 agencies	 that	 are	 known	 to	work	 particularly	with	 small	

towns	and	rural	areas.	

Texas	Commission	of	the	Arts	

The	 Texas	 Commission	 of	 the	 Arts	 has	 the	 authority	 to	 designate	 cultural	

districts	across	the	state.	These	are	“special	zones	that	harness	the	power	of	cultural	

resources	 to	 stimulate	 economic	 development	 and	 community	 revitalization.”	

Communities	often	use	these	districts	as	a	catalyst	for	generating	business,	tourism,	

and	cultural	development.	It	can	also	be	the	way	the	city	is	able	to	foster	community	

pride	 and	 create	 a	 sense	 of	 place.	 This	 often	 takes	 the	 form	 of	 public	 spaces,	

community	 specific	 stories	 and	 visuals,	 and	 character	 defining	 structures	 or	

properties.59	

Cultural	 districts	 are	 created	 with	 an	 objective	 in	 mind:	 1)	 to	 attract	 and	

bring	 artists	 and	 cultural	 programs	 to	 the	 community,	 2)	 encourage	 job	 and	

business	 development,	 3)	 address	 the	 community’s	 needs,	 4)	 creating	 tourism	

destination,	 5)	 historic	 building	 preservation	 and	 reuse,	 6)	 increasing	 property	

values,	 and	7)	 fostering	 local	 cultural	 development.60	Of	 course,	 a	 cultural	 district	

cannot	 be	 successful	 without	 other	 measures	 put	 into	 place.	 One	 of	 the	 most	

important	 aspects	 of	 any	 successful	 program	 is	 having	 community	 support.	 Of	

course,	 the	 support	 must	 be	 in	 conjunction	 with	 both	 public	 and	 private	

partnerships	 of	 individuals	 and	 institutions.	 It	 is	 hard	 to	 gain	 that	 support	 if	 a	

program	or	project	 is	not	authentic	 to	 the	community’s	 identity,	 so	at	 its	core	any	

intervention	 needs	 to	 abide	 by	 an	 authentic,	 non-forced	 implementation	 that	 has	

																																																								
59	Texas	Commission	for	the	Arts.	www.arts.texas.gov.	Accessed	October,	2016.	
60	Texas	Commission	for	the	Arts.	.	www.arts.texas.gov.	Accessed	October,	2016.	
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initial	support	by	a	large	number	of	citizens	and	shareholders.	

	

Texas	Historical	Commission	(THC)	

	

As	 the	 state	 agency	 for	 historic	 preservation,	 the	 THC	 is	 responsible	 for	

protecting,	saving,	and	educating	the	public	about	the	physical	properties	associated	

with	Texas	history.	Architecture,	 archeology,	 and	 cultural	 landmarks	all	 fall	under	

this	umbrella.	In	order	to	carry	out	these	tasks,	the	THC	is	made	up	of	divisions	in	

many	fields	such	as	economic	development,	heritage	tourism,	and	urban	planning	in	

addition	to	architecture	and	archaeology.61	

Three	programs	of	particular	significance	to	the	issues	outlined	in	this	report	

are	 Texas	Main	 Street,	 Texas	Historic	 Courthouse	 Preservation,	 and	 Town	 Square	

Initiative.	

	

Texas	Main	Street	Program	

	

The	 Texas	 Main	 Street	 Program	 (TMSP)	 is	 one	 of	 the	 many	 programs	

administered	by	 the	THC.	Formed	 in	 the	early	1980s,	 the	Texas	program	is	one	of	

the	oldest	and	 largest	 in	 the	country	with	87	designated	communities.	The	role	of	

the	 TMSP	 is	 to	 provide	 technical	 expertise	 and	 assistance,	 resources,	 and	 overall	

support	to	Main	Street	Communities.	The	ultimate	goal	of	Main	Street	programs	is	to	

advocate	for	good	preservation	practices	without	controlling	the	local	processes	to	

create	 economic	 development.	 The	 program’s	 focus	 is	 education,	 training,	 and	

service	through	one-on-one	contact.	The	state	agency	helps	local	programs	identify	

and	implement	projects	and	fulfill	their	needs,	which	are	usually	reinvestment	and	

increasing	volunteerism.	In	2015	alone,	the	raw	economic	impact	the	TMSP	had	in	

participating	communities	was	$217	million.62	

Texas	Main	Street	 follows	 the	Four	Point	Approach	of	National	Main	Street	

																																																								
61	Texas	Historical	Commission.	www.thc.texas.gov	Accessed	October,	2016.	
62	Interview	with	Debra	Drescher,	February	8,	2016.	
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center,	 one	 of	 the	 most	 successful	 tools	 of	 the	 program.	 This	 approach	 is	 an	

economic	development	strategy	using	local	assets	for	revitalization	efforts.	The	four	

points	are	organization,	promotion,	design,	and	economic	restructuring.63		

Texas	Historic	Courthouse	Preservation	Program	(THCPP)	

In	1999,	the	Texas	legislature	and	Governor	George	W.	Bush,	recognizing	the	

important	 role	 played	 by	 historic	 county	 courthouses,	 established	 the	 THCPP	 to	

preserve	 the	 structural	 and	architectural	 integrity	of	Texas’	 courthouses.	Whether	

part	 of	 the	 original	 vision	 or	 not,	 the	 preservation	 of	 these	 government	 and	

community	centers	served	as	catalysts	for	revitalizing	downtowns	across	the	state.	

The	program	proved	to	be	so	successful	that	the	legislature	has	kept	funding	it.	To	

date,	 93	 counties	 have	 received	 funding	 for	 their	 courthouse	 restoration	 projects	

(Economic	 Impact	 of	 Historic	 Preservation	 in	 Texas,	 30).	 Besides	 inspiring	 other	

restoration	 projects,	 courthouse	 restoration	 has	 also	 shown	 to	 be	 an	 economic	

booster,	 increase	 safety,	 accessibility,	 energy	 efficiency,	 and	 tourism	 in	 the	

community.64	

Town	Square	Initiative	

A	recent	THC	program	(created	in	2014),	the	Town	Square	Initiative,	is	part	

of	the	Texas	Main	Street	Program	and	focuses	on	addressing	issues	of	vacancy	rates	

and	 underutilized	 historic	 buildings,	 a	 challenge	 faced	 by	 many	 small	 and	 rural	

towns.	The	program	provides	 services	and	 information	 to	make	 small,	 local,	 high-

quality	development	projects	more	achievable.65		

Texas	State	Tax	Credit	

The	Texas	Legislature	authorized	a	state	historic	tax	credit	in	2013	that	went	

																																																								
63	Oehlerking,	Marie.	Downtown	Revitalization	in	Texas:	The	Intersection	of	the	Main	Street	
and	Historic	Courthouse	Preservation	Programs.	UTA	2014.	7.	
64	Texas	Historical	Commission.	thc.texas.gov.	Accessed	October	2016.	
65	Texas	Historical	Commission	thc.texas.gov/town-square-initiative.	Accessed	March	2,	
2017.	
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into	 effect	 beginning	 January	 2015.	 The	 Texas	 Historic	 Preservation	 Tax	 Credit	

(Texas	HTC)	establishes	a	25	percent	tax	credit	for	certified	rehabilitation	projects	

of	income	producing	properties.	It	is	applied	against	a	business’s	state	franchise	tax	

liability.	The	minimum	project	cost	is	$5,000,	giving	even	small	projects	the	benefits	

of	the	program.66		

Texas	Downtown	Association	

	 “Serving	 to	 connect	 communities	 who	 are	 committed	 to	 downtown	

revitalization”,	The	Texas	Downtown	Association	represents	over	450	communities	

to	 help	 share	 success	 stories,	 ideas,	 and	 learn	 from	 one	 another	 in	 their	 aim	 and	

commitment	 to	 revitalizing	 their	downtowns.	As	part	of	membership	benefits,	 the	

TDA	provides	members	with	presentations	on	various	 topics	 such	as	organization	

and	program	development,	tourism	development	and	marketing,	as	well	as	festivals	

and	 events.	 Membership	 also	 assists	 with	 downtown	 assessments	 and	

recommendations,	 training	 sessions	 for	 boards	 and	 stakeholders,	 and	 help	 with	

strategic	planning.67		

	

FEDERAL	AGENCIES	

National	Endowment	for	the	Arts	(NEA)	

The	 NEA	 is	 the	 “independent	 federal	 agency	 whose	 funding	 and	 support	 gives	

Americans	 the	 opportunity	 to	 participate	 in	 the	 arts,	 exercise	 their	 imaginations,	

and	 develop	 their	 creative	 capacities.”68	 Promoting	 and	 ensuring	 all	 communities	

have	equal	access	to	the	arts	are	what	funding	and	assistance	provides.	

	

Environmental	Protection	Agency	(EPA)	

	 Smart	Growth	 is	 a	 development	 strategy	 that	 aims	 to	protect	 health	 and	 the	

environment	while	also	making	communities	more	economically	stronger,	 socially	

																																																								
66	Holleran	and	Oden,	2015,	21.	
67	Texas	Downtown	Association.	http://www.texasdowntown.org.	Accessed	October,	2016	
68	Texas	Commission	for	the	Arts.	www.arts.texas.gov.	Accessed	October,	2016	
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diverse,	 and	 attractive.	 Smart	 Growth	 is	 a	 program	 under	 the	 EPA’s	 Office	 of	

Sustainable	 Communities	 that	 provides	 assistance	 with	 development	 strategies	

through	 grants	 and	 technical	 assistance.	 The	 EPA’s	 overall	 mission	 is	 to	 protect	

human	 and	 environmental	 health.	 When	 communities	 employ	 sustainable	

development	 practices	 it	 carries	 over	 to	 better	 health	 and	 environmental	

sustainability.	 The	 relation	 is	 often	 seen	 working	 in	 schools,	 climate	 and	 energy	

programs,	 air	 quality,	 transportation,	 brownfields,	 and	 water	 resources.	 The	 way	

communities	are	developed	may	be	instrumental	in	minimizing	pollution	associated	

with	 transportation.	 This	 is	 achieved	 by	 reducing	 the	 number	 and	 necessity	 of	

motor	vehicle	trips,	reducing	carbon	emissions,	and	preserve	nature	areas.	Density,	

drainage,	 diversity,	 and	 alternative	 travel	 modes	 are	 all	 types	 of	 development	

strategies	that	can	lead	to	healthier	communities.69	

	 In	addition	to	Smart	Growth,	 the	EPA	offers	grants	and	assistance	 for	a	wide	

range	 of	 environmental	 and	 sustainable	 related	 projects.	 Of	 particular	 interest	 to	

small	communities	include	‘Brownfields	Cleanup	and	Redevelopment’,	helping	with	

safe	 clean	 up,	 reuse,	 and	 reinvesting	 of	 brownfields.	 Cleaning	 up	 brownfields	

protects	the	environment	and	reduces	blight.	The	‘College/Underserved	Community	

Partnership	Program’	facilitates	partnerships	between	small	communities	and	local	

colleges	 to	 provide	 technical	 assistance.	 The	 program	 ‘Local	 Foods,	 Local	 Places’	

focuses	 on	 walkability,	 utilizing	 local	 food	 producers,	 and	 improving	 access	 to	

healthy	foods.70		

United	States	Department	of	Agriculture	(USDA)	

	 The	 USDA	 was	 established	 in	 1862	 under	 President	 Abraham	 Lincoln	 to	

provide	 leadership	on	agriculture,	 food,	 rural	development,	and	natural	 resources.	

Helping	rural	America	thrive	is	at	the	heart	of	the	department’s	vision.	It	works	to	

achieve	 this	 by	 empowering	 small	 communities	 through	 financial	 and	 technical	

assistance.	 It	 covers	 many	 of	 the	 issues	 faced	 by	 rural	 America:	 business	

																																																								
69	Environmental	Protection	https://www.epa.gov/smartgrowth.	Accessed	February	26,	
2016.	
70	Environmental	Protection	Agency.	www.epa.gov.	Accessed	February	26,	2017.	
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development,	energy,	housing,	telecommunications,	and	water	quality.71	

Federal	Tax	Credit	

	 Large	rehabilitation	projects	are	often	difficult	to	find	funding	for,	especially	if	

they	are	located	in	rural	areas	and	banks	are	unwilling	to	take	on	the	risk.	One	of	the	

largest	 and	 most	 significant	 subsidies	 to	 help	 with	 these	 projects	 is	 the	 Federal	

Historic	Tax	Credit	(Federal	HTC),	which	provides	20	percent	credit	toward	taxes.	If	

a	 project	 fulfills	 the	 eligibility	 requirements	 (the	 property	 is	 listed	 or	 eligible	 for	

listing	on	the	National	Register	of	Historic	Places,	complies	with	the	Secretary	of	the	

Interior’s	 Standards	 for	 Rehabilitation,	 and	 is	 income-producing),	 it	 can	 realize	 a	

dollar-for-dollar	 reduction	 of	 taxes	 owed.	 For	 example	 $1	million	 invested	 in	 the	

rehabilitation	project	will	realize	$200,000	in	credit,	or	$200,000	less	in	taxes	owed.	

This	 credit	 can	 be	 carried	 over	 from	 year	 to	 year	 for	 up	 to	 20	 years.	 The	

contribution	of	 the	Federal	HTC	has	been	 found	 to	 increase	 local	 tax	 revenue	and	

add	jobs.72		

	 These	 resources	 are	 available,	 but	 unless	 there	 is	 local	 leadership	 and	

organization,	 it	 can	 be	 challenging	 for	 rural	 communities	 to	 access	 and	 mobilize	

efforts	 to	 seek	 guidance	 or	 apply	 for	 funding.	 Agencies	 aid	 a	 large	 number	 of	

communities	 and	 organizations	 each	 year;	 therefore	 small	 communities	 need	 to	

create	compelling	strategies	and	proposals	 to	compete.	The	 following	case	studies	

exhibit	what	types	of	projects	and	programs	are	being	implemented	in	many	small	

Texas	towns.	

																																																								
71	US	Department	of	Agriculture.	https://www.usda.gov/our-agency/about-usda.	Accessed	
February	26,	2016.	
72	Holleran	and	Oden.	2015.	20.	
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Chapter	4:	Case	Studies	
	
	 There	 are	 different	 degrees	 of	 ‘ruralness’.	 The	 U.S.	 Census	 defines	 rural	 as	

anywhere	that	is	not	urban,	this	can	apply	to	a	range	of	places	that	may	have	smaller	

populations	and	which	are	not	 located	 in	a	metropolitan	survey	area	 (MSA).	They	

may	also	be	 located	an	hour’s	drive	 from	the	next	 town	with	no	direct	access	 to	a	

large	 city.	 The	 three	 cities	 discussed	 below	 are	 all	 rural	 to	 some	 degree.	 Sulphur	

Springs	is	located	about	100	miles	east	of	Dallas/Fort	Worth	and	outside	of	the	MSA.	

It	is	located	on	I-30,	a	major	east	west	interstate.	Mineral	Wells	is	located	about	60	

miles	west	of	Dallas/Fort	Worth.	It	is	not	located	on	an	interstate	but	is	located	at	a	

fairly	 busy	 junction	 of	 US	 highways	 281	 and	 180.	 The	 nearest	 larger	 cities	 to	

Coleman	are	Brownwood	 located	southeast	30	miles	with	a	population	 just	under	

20,000	people	and	Abilene	located	northwest	about	60	miles.		
Figure	1:	Map	showing	case	study	locations.	



	

	 36	

Table	2:	Populations	Trends	between	2000	and	2015.	

 2000 2010 2015 
Percent of change in 

population between 2000 
and 2015 

Annual Growth 
Rate 

Coleman 5,127 4,729 4,508 -12.1% -0.8% 
Mineral Wells 16,946 17,231 16,159 -4.6% -0.3% 

Sulphur Springs  14,551 15,334 15,780 8.4% 0.6% 
Texas 20,851,820 25,145,561 26,538,614 27.3% 1.8% 

Source:	U.S.	Census	

Table	3:	Percentage	of	Vacant	Housing	between	2000	and	2015.	

  Housing 2000 Housing 2010 Housing 2015 

  Total % Occupied % Vacant Total % Occupied % Vacant Total % Occupied % Vacant 

Coleman 2,648 82.6% 17.4% 2,460 71.2% 28.8% 2,535 70.3% 29.7% 
Mineral 
Wells 6,390 89.8% 10.2% 6,309 86.3% 13.7% 6,209 85.0% 15.0% 

Sulphur 
Springs 6,488 89.4% 10.6% 6,650 91.5% 8.5% 6,619 89.4% 10.6% 

Source:	American	Community	Survey.
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Table	4:	Percentage	of	Ages	by	Sex.	

  Coleman Mineral Wells Sulphur Springs 
  Male Female Total 

%  Male Female Total % Male Female Total % 

< 5 Years 157 175 7.4% 609 500 6.9% 667 715 8.8% 
5 -9 years 117 226 7.6% 615 546 7.2% 505 412 5.8% 

10 - 14 
years 51 112 3.6% 574 526 6.8% 587 524 7.0% 

15 - 17 
years 79 93 3.8% 363 279 4.0% 391 328 4.6% 

18 & 19 
years 139 75 4.7% 344 250 3.7% 161 151 2.0% 

20 years 54 22 1.7% 206 251 2.8% 117 55 1.1% 
21 years 51 80 2.9% 167 57 1.4% 79 126 1.3% 
22 - 24 
years 5 27 0.7% 537 274 5.0% 357 454 5.1% 

25 - 29 
years 138 80 4.8% 888 474 8.4% 551 565 7.1% 

30 - 34 
years 82 150 5.1% 621 415 6.4% 514 604 7.1% 

35 - 39 
years 124 98 4.9% 649 381 6.4% 321 499 5.2% 

40 - 44 
years 81 100 4.0% 492 632 7.0% 466 451 5.8% 

45 - 49 
years 25 46 1.6% 399 359 4.7% 487 594 6.9% 

50 - 54 
years 141 181 7.1% 586 589 7.3% 506 403 5.8% 

55 - 59 
years 130 191 7.1% 446 381 5.1% 489 547 6.6% 

60 & 61 
years 78 89 3.7% 90 200 1.8% 164 187 2.2% 
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62 - 64 
years 104 180 6.3% 245 228 2.9% 140 228 2.3% 

65 & 66 
years 82 67 3.3% 143 115 1.6% 157 94 1.6% 

67 - 69 
years  196 23 4.9% 153 230 2.4% 138 360 3.2% 

70 - 74 
years  83 147 5.1% 251 280 3.3% 201 261 2.9% 

75 - 79 
years 118 93 4.7% 130 211 2.1% 194 297 3.1% 

80 - 84 
years 48 74 2.7% 68 142 1.3% 145 243 2.5% 

85 + 
years 34 62 2.1% 89 174 1.6% 71 274 2.2% 

Total  2,117   2,391     8,665   7,494     7,408   8,372    
Source:	American	Community	Survey	
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Table	5:	Median	age	between	2000	and	2015.	

 Median Age by Year 
 2000 2010 2015 

Coleman 40.5 42 43.5 
Mineral Wells 35.3 33.9 32.6 

Sulphur Springs  36.4 36.2 35.2 
Texas 32.3 33.4 34.1 

Source:	American	Community	Survey	

Table	6:	Change	in	Median	Household	Income	between	2010	and	2015.	

Median Household Income  
2010 2015 

Coleman $21,466 $30,000 
Mineral Wells $35,727 $33,125 

Sulphur Springs $37,618 $38,000 
Texas $49,646 $53,207 

Source:	American	Community	Survey	
*No	data	available	for	2000	Median	Household	Income	figures	at	the	‘Place’	geography	level.	
	
Table	7:	Change	of	Per	Capita	Income	between	2000	and	2010.	

 Per Capita Income by Year 
 2000* 2010 2015 

Coleman $13,752 $14,114 $16,846 
Mineral Wells $13,336 $16,092 $17,366 

Sulphur Springs $16,662 $20,967 $20,946 
Texas $19,617 $24,870 $26,999 

Source:	American	Community	Survey.	
*Survey	Sample	in	1999	dollars.	
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Table	8:	Households	Below	the	Poverty	Level	

 Total 
Households 

Households 
Below Poverty 

Percentage 
Below Poverty 

Total 
Households 

Households 
Below Poverty 

Percentage 
Below Poverty 

Coleman 1,751 451 25.8% 1,782 372 20.9% 

Mineral 

Wells 5,447 904 16.6% 5,279 1,401 26.5% 

Sulphur 

Springs 6,082 1,079 17.7% 5,920 1,279 21.6% 

Texas 8,539,206 1,287,142 15.1% 9,149,196 1,419,466 15.5% 

Source:	American	Community	Survey	
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Sulphur	Springs	
	

Known	 for	 nearly	 one	 hundred	 natural	 springs	 and	 their	 healing	 waters,	

Sulphur	Springs	was	settled	 in	 the	mid-nineteenth	century	and	eventually	became	

the	county	seat	of	Hopkins	County.	Located	in	northeast	Texas,	Sulphur	Springs	has	

a	steadily	increasing	population,	which	was	15,449	in	the	2010	census.73		

Based	 on	 census	 data	 between	 the	 years	 2000	 and	 2015,	 the	 current	

landscape	 of	 Sulphur	 Springs	 becomes	 better	 understood.	 In	 this	 report,	 Sulphur	

Springs	 is	 the	 only	 place	 in	 which	 the	 population	 grew	 between	 2000	 and	 2015.	

However,	when	compared	to	the	state	during	the	same	period,	Sulphur	Springs	only	

grew	 at	 one-third	 the	 rate	 of	 Texas	 as	 a	 whole	 (See	 Table	 2).	 So	 while	 Sulphur	

Springs’	population	is	growing	it	could	still	be	a	concern	that	the	rate	of	growth	is	

not	keeping	up	with	 the	 rest	of	Texas’	population.	 It	 could	also	be	an	 indicator	of	

stability	–	experiencing	small	growth,	but	also	not	decreasing.		

	 Table	 3	 shows	 a	 similar	 result,	 showing	 that	 Sulphur	 Springs	 is	 a	 relatively	

stable	slow	growing	town.	The	percentage	of	occupied	housing	has	remained	steady	

between	2000	and	2015	hovering	between	89	percent	and	92	percent.		

	 A	 common	 theme	of	 declining	populations	 in	 rural	 areas	 and	 small	 towns	 is	

that	young	people	are	moving	away	seeking	urban	amenities	and	leaving	behind	the	

graying	 generations.	 Determining	 if	 a	 town’s	 energy	 and	 viability	 are	 prime	 for	

revitalization,	 or	 the	 climate,	 may	 be	 related	 to	 how	 well	 it	 can	 retain	 younger	

populations.	 Table	 5	 depicts	 the	median	 age	 of	 the	 population,	 which	 in	 Sulphur	

Springs	 is	 35.2	 year	 old,	 slightly	 older	 than	 the	median	 age	 of	 34.1	 years,	 for	 the	

state	of	Texas.	The	breakdown	of	the	age	demographics	of	each	case	community	is	

shown	 in	 Table	 3.	 In	 order	 for	 small	 and	 rural	 towns	 to	 be	 able	 to	 compete	with	

urban	areas	for	retaining,	or	even	drawing	in,	younger	populations,	there	needs	to	

be	the	ability	to	offer	good	jobs	with	competing	wealth	potential.	In	Sulphur	Springs,	

the	per	capita	income	was	$20,946	just	slightly	lower	than	it	was	in	2010,	but	well	

above	the	per	capita	income	in	2000,	which	was	$16,662.	Compared	to	the	state	of	

Texas,	Sulphur	Springs	realizes	over	$6,000	per	capita	less	than	the	state	of	Texas.		

																																																								
73	US	Census.	
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A	recent	survey	was	administered	by	 the	city,	which	 included	questions	on	

community	development.	When	asked	what	Sulphur	Spring’s	greatest	assets	were,	

169	 people	 -	 58	 percent,	 the	 top	 response	 -	 stated	 that	 “downtown,	 square,	

memorial,	 etc”	 were	 at	 the	 top	 of	 their	 list.	 Rounding	 out	 the	 list	 were,	

churches/schools/medical	 (26%);	 parks	 (22%);	 events,	 festivals,	 activities	 (20%);	

geography	 -	 proximity	 to	 lakes,	 Dallas,	 I-30,	 etc.	 (15%);	 small	 town	 vibe	 (14%);	

restaurants	(13%);	museums	and	arts	(9%);	and	civic	center		(9%).	The	survey	also	

addressed	 the	 biggest	 challenges	 or	 negative	 aspects	 about	 the	 city.	 Respondents	

answered,	 poor	 infrastructure/streets/utilities,	 etc.	 (35%);	 lack	 of	

entertainment/activity	 choices	 (34%);	 lack	 of	 dining	 choices	 (26%);	 lack	 of	

shopping	choices	(20%);	poverty/lack	of	jobs	(14%);	and	schools/hospital/medical	

(6%).		

It	should	be	noted	that	the	springs	of	sulphur	have	all	been	covered	and	are	

no	longer	active.	Today,	the	downtown	experience	is	what	draws	people	to	the	area	

rather	 than	 the	 springs.	 The	 Hopkins	 County	 Courthouse	 was	 restored	 in	 2002,	

which	 began	 a	wave	 of	 projects	 and	 events,	 and	 is	 a	 dynamic	 part	 of	 downtown.	

Sulphur	Springs	hosts	around	300	community	events	half	located	downtown	in	the	

courthouse	 square.	 The	 town	 has	 also	 used	 some	 nonconventional	 strategies	 to	

create	a	unique	experience	for	visitors	downtown.	In	2012	glass-walled	bathrooms	

were	 installed.	The	design	allows	 for	users	 to	 look	out	while	doing	 their	business,	

although	passers-by	are	unable	to	see	in.	This	in	fact	is	also	a	large	tourist	attraction	

of	sorts.	Joey	Baker,	Director	of	Sulphur	Springs’	Department	of	Tourism,	describes	

the	unique	bathrooms	as	an	artistic	venture	that	was	necessary.	Those	that	are	not	

brave	enough	to	use	the	facilities,	do	enjoy	taking	photos	of	the	glass	cubes.	

	 The	 ubiquitous	 Texas	 square	 is	 described	 by	Baker	 as	 a	 grassy	 plaza	 that	 is	

now	host	to	a	craft	and	farmers	market	once	a	week	from	mid-May	to	mid-October.	

Also	 every	 weekend	 locals	 and	 visitors	 enjoy	 live	 music	 by	 rotating	 musicians,	

giving	them	a	platform	for	their	art.	Larger	groups	are	also	known	to	entertain	on	

the	plaza.	Every	July,	on	the	Saturday	before	Independence	Day	the	Northeast	Texas	

Symphony	Orchestra	out	of	Tarrant	County	performs	on	the	plaza.	The	organization	

also	has	an	active	strings	program	in	the	local	schools	to	teach	kids	to	learn	music	
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and	perform	with	the	professionals.	The	plaza	is	a	welcoming	downtown	area	for	all	

ages.	A	splash	pad	is	popular	with	kids,	and	many	people	young	and	old	take	turns	

playing	 life	 size	 chess	 and	 checkers	 on	 a	 large	 concrete	 base.	 Not	 only	 popular	

during	the	warm	seasons,	the	Northeast	Texas	Choral	Society	performs	at	the	plaza	

for	 spring	 and	Christmas	 events	 that	draw	people	 from	all	 over	 the	 county	 to	 the	

heart	of	Sulphur	Springs.		

	 Shane	 Shepard,	 (now	 former)	 Director	 of	 Sulphur	 Springs’	 Community	

Development,	 attributes	 successful	 downtown	 revitalization,	 or	 any	 community	

goal,	to	staying	true	to	the	culture	that	the	citizens	have	created.	In	other	words,	in	

order	 for	 any	 small	 to	 medium	 sized	 city	 to	 remain	 a	 sustaining	 municipality,	

authenticity	 to	 self	 is	 key,	 both	 for	 its	 citizens	 and	 visitors.	 When	 asked	 about	

preserving	the	historic	fabric	of	the	city,	Shepard	said	that	while	he	does	not	believe	

history	 is	 an	 essential	 part	 in	 growing	 a	 community	 it	 can	be	 an	 essential	 part	 of	

sustaining	a	community.	

	

“If	 they	 [citizens]	 feel	 a	 sense	 of	 pride	 and	 feel	 like	 their	 history	

counts	towards	something,	they	take	care	of	their	community	and	

tend	to	want	to	present	ideas.	…	Something	happens.	Maybe	they	

feel	obliged	to	preserve	as	well	as	create	their	own	history.”74		

	

There	 tends	 to	be	a	sense	of	 immortality	 for	citizens	who	contribute	 to	 their	 local	

community	and	participate	in	society.	

	 This	pride	in	community	that	Shane	describes	is	not	only	for	residents.	Baker	

gives	examples	of	many	tourist	attractions	that	are	rooted	in	Sulphur	Springs’	and	

Hopkins	County’s	heritage.	One	such	place	is	often	referred	to	as	a	‘building	zoo’,	at	

the	local	historical	park	–	Heritage	Park.	Several	old	buildings	have	been	moved	to	

the	park	in	order	to	recreate	life	in	the	Sulphur	Springs	area	around	the	turn	of	the	

century.	A	blacksmith	shop,	print	shop,	church,	and	gristmill	are	maintained	by	the	

historical	society	and	are	open	to	the	public	as	often	as	possible.	This	is	one	of	the	

																																																								
74	Shepard.	Email	interview.	September	15,	2016.	
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largest	 attractions	 in	 town	 for	 visitors.	 Students	 from	 a	 50-mile	 radius	 are	 often	

brought	here	for	field	trips.	Festivals	and	the	annual	Dutch	Oven	cooking	contest	are	

held	in	the	park.		

		 Sulphur	 Springs	 understands	 the	 value	 an	 aesthetically	 pleasing	 downtown	

district	 has	 on	 a	 community.	 To	 incentivize	 building	 owners	 to	 maintain	 their	

structures,	facade	grants	of	up	to	$20,000	were	awarded	between	2008	and	2013.	If	

owners	 allowed	 their	 buildings	 to	 become	 decrepit,	 fines	 of	 $2,000	 per	 day	were	

ticketed	 until	 improvements	 were	 made.	 The	 fines	 became	 necessary	 because	

owners	tried	to	wait	out	the	revitalization	efforts	so	they	could	sell	their	properties	

at	 inflated	 prices	 once	 city	 goals	 were	 met.	 Unfortunately,	 there	 were	 people	 -	

business	 and	 building	 owners	 -	 that	 did	 not	 believe	 that	 their	 hometown	had	 the	

potential	to	become	a	destination.	It	can	be	difficult	to	see	past	what	is	familiar	and	

comfortable,	especially	when	it	means	change	and	growth..		

	 Once	owners	were	cited	for	not	keeping	their	buildings	up	to	the	International	

Property	 Maintenance	 Code	 beginning	 in	 2012,	 buildings	 were	 either	 sold	 for	

reasonable	 prices	 or	 repaired.	 Since	 then	 the	 vacancy	 rate	 has	 decreased	 and	

businesses	are	vying	to	move	downtown.	

	 When	 asked	 how	 arts	 and	 culture	 districts	 can	 help	 revitalize	 a	 struggling	

community,	Shepard	stated	that	while	Sulphur	Springs	has	implemented	an	arts	and	

culture	district	it	has	yet	to	catch	the	attention	or	recognition	of	the	state,	

	

“…	 I	 don’t	 think	 an	 art/cultural	 district	 can	 be	 created	 and	 the	

magic	 happens	 after.	 I	 think	 the	 art	 and	 culture	 is	 already	 there	

within	a	district	and	the	district	 is	 then	drawn	to	explain	what	 is	

happening	in	the	area.”75		

	

In	short,	“art	is	a	symptom	of	a	healthy	community.”	Creativity	cannot	be	outsourced	

and	it	creates	a	sense	of	place	that	sets	a	community	apart	from	otherwise	similar	

cities.	 Either	 creatives	 are	 drawn	 to	 a	 place	 for	 a	 particular	 reason	 and	 practice	

																																																								
75	Shepard.	Email	interview.	September	15,	2016.	
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there,	or	the	community	inspires	creativity,	but	it	cannot	be	forced.	

	 Indeed,	 there	 seems	 to	be	quite	 an	art	 scene	 in	 Sulphur	Springs,	which	does	

draw	in	visitors.	Baker	cited	at	 least	three	artists’	galleries	downtown	that	put	the	

focus	 on	 local	 artists	 and	 art	 classes.	 Along	 with	 these	 galleries	 and	 showcasing	

musicians	on	 the	plaza	every	week,	 Sulphur	Springs	 is	 also	home	 to	a	 community	

theatre	 group,	 Main	 Street	 Theatre.	 The	 organization	 has	 survived	 35	 years	

providing	 live	 theatre	 to	 the	 area.	 Baker	 estimated	 that	 about	 10%	 -	 15%	 of	

audiences	 are	 from	 outside	 of	 Sulphur	 Springs.	 About	 four	 shows	 a	 year	 are	

produced	 and	 run	 for	 a	 week	 to	 ten	 days	 each.	 Live	 theatre	 is	 a	 great	 way	 for	 a	

community	 to	 offer	 arts	 to	 residents.	 Many	 opportunities	 exist	 for	 creative	

involvement	both	on	stage,	back	stage,	and	the	technical	booth.	Main	Street	Theatre	

also	holds	a	children’s	workshop	every	summer	to	allow	children	the	opportunity	to	

learn	all	areas	of	a	production.76		

When	 it	 comes	 to	 environmental	 sustainability,	 Sulphur	 Springs	 has	 been	

innovative	in	its	approach	at	the	local	government	level.	As	part	of	the	revitalization	

process,	the	city	also	installed	communal	grease	traps	that	restaurants	can	connect	

to	 for	 free	 to	collect	 the	 large	amounts	of	grease	produced	before	 it	 can	enter	 the	

sewer	 causing	 blockage	 and	 back-ups.	 This	 would	 generally	 cost	 each	 restaurant	

owner	around	$10,000	to	install	with	an	additional	monthly	charge	to	service.	

All	 the	 arts	 cultivating	 and	building	 restoration	 can	happen,	 but	 unless	 the	

work	can	be	maintained,	sustained,	or	add	to	the	economy,	it	will	do	little	to	actually	

revitalize	 a	 community’s	 downtown.	 According	 to	 Shepard,	 many	 cities	 miss	

marketing	 opportunities	 and	 business	 potential.	 He	 finds	 that	 social	 media	 has	

become	the	most	successful	marketing	efforts	he	has	utilized	in	Sulphur	Springs.	

At	the	end	of	the	day,	Shepard	feels	that	there	is	nothing	that	has	shown	to	

work	in	one	community	that	would	not	work	elsewhere.	Most	any	type	of	program	

or	 incentive	 would	 be	 able	 to	 succeed	 at	 least	 on	 a	 temporary	 basis	 in	 any	

community.	Only	 those	 that	 are	 authentic	 to	 the	 community	 and	 capture	 the	 true	

nature	of	its	citizen	could	be	sustained.	

																																																								
76	Main	Street	Theatre.	mainsttheatre.com.	Accessed	March	22,	2017.	
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If	a	community	is	failing,	there	is	usually	at	least	one	of	three	things	at	fault,	

generally	 at	 the	 leadership	 level:	 1)	 a	 lack	 of	 vision	 and	 innovation,	 2)	 a	 lack	 of	

marketing	and	 salesmanship,	 and	3)	a	 fear	of	 taking	 risks.	 If	 there	 is	no	buy	 in	 to	

support	creative	ideas,	programs	and	people	are	more	likely	to	fizzle	out.	If	no	one	is	

aware	of	 events	and	organizations,	 they	are	unable	 to	offer	patronage	or	 support.	

And	if	players	are	unwilling	to	try	new	things	it	 is	unlikely	that	a	new	path	will	be	

able	 to	 even	 get	 the	 start	 needed	 to	 find	 strong	 footing.	 If	 a	 community	 does	 not	

truly	have	the	desire	to	remain	vital,	then	any	effort	in	which	to	spruce	up	and	bring	

in	visitors	will	fail.	It	is	not	a	process	or	effort	that	can	be	forced.	

Baker	adds	 that	when	he	 started	with	 the	Department	of	Tourism,	Sulphur	

Springs	was	not	nearly	as	vibrant	as	 it	 is	today.	There	is	a	self-esteem	issue;	 if	 the	

local	 people	 do	 not	 see	 the	 value	 in	 their	 community,	 growth	 or	 transformation	

cannot	take	place.	People	were	skeptical,	but	once	the	city	passed	a	hotel	sales	tax	in	

which	 the	 revenue	 must	 be	 used	 for	 projects	 that	 benefit	 both	 tourism	 and	 the	

lodging	businesses,	 things	 started	 to	 change.	 Some	of	 these	projects	boosted	 local	

self-esteem	and	over	time,	citizens	became	ambassadors	of	Sulphur	Springs.	Word	

was	 getting	 around	 that	 things	 were	 happening	 -	 good,	 fun	 things	 -	 in	 Sulphur	

Springs.	 According	 to	 Baker,	 this	 is	 the	 best	 kind	 of	 advertising	 and	 needs	 to	 be	

increased	 and	maintained.	 This	maintenance	 is	 still	 being	 polished	 after	 the	 nine	

years	Baker	has	been	 in	his	position;	 “every	 time	an	event	 is	held,	 the	community	

needs	to	put	its	best	foot	forward	to	keep	going.”77		

When	 arts	 happen	 in	 a	 smaller,	 non-centralized	 region	 or	 town,	 people	 no	

longer	 have	 to	 leave	 to	 find	 that	 kind	 of	 cultural	 experience.	 Something	 old,	

something	new,	something	cool,	and	something	blue	turns	out	to	be	a	good	strategy	

to	use	to	create	and	sustain	visibility	and	relevance.	

	

																																																								
77	Baker.	Phone	Interview,	March	21,	2017.	
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Figure	2:	Rate	of	job	in-flow	and	out-flow.	Sulphur	Springs	2002.	

	
Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	

	
Figure	3:	Rate	of	job	in-flow	and	out-flow.	Sulphur	Springs	2014.	

	
Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	
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Table	9:	Sulphur	Springs	NAICS	Industries	as	reported.	

Sulphur Springs Industry 
2002 
Count 

2002 
Share 

2014 
Count 

2014 
Share 

Total Jobs  8,452  100  9,053  100 
Agriculture, Forestry, Fishing, and 
Hunting  63  0.7  10  0.1 
Mining, Quarrying, and Oil and Gas 
Extraction  107  1.3  84  0.9 
Utilities  72  0.9  63  0.7 
Construction  435  5.1  262  2.9 
Manufacturing  1,334  15.8  1,280  14.1 
Wholesale Trade  789  9.3  882  9.7 
Retail Trade  1,470  17.4  1,511  16.7 
Transportation and Warehousing  327  3.9  179  2 
Information  150  1.8  144  1.6 
Finance and Insurance  327  3.9  420  4.6 
Real Estate and Rental and Leasing  56  0.7  86  0.9 
Professional, Scientific, and Technical 
Services  198  2.3  181  2 
Management of Companies and 
Enterprises  49  0.6  29  0.3 
Administration and Support, Waste 
Management, Remediation  214  2.5  450  5 
Educational Services  725  8.6  855  9.4 
Health Care and Social Assistance  1,070  12.7  1,332  14.7 
Arts, Entertainment, and Recreation  57  0.7  52  0.6 
Accommodation and Food Services  597  7.1  833  9.2 
Other Services (excluding Public 
Administration  199  2.4  195  2.2 
Public Administration  213  2.5  205  2.3 
Primary	Jobs	for	All	Workers	by	NAICS	Industry	Sector	in	2002	and	2014.	https://lehd.ces.census.gov	

	 The	 largest	 two	 industries	 in	 Sulphur	 Springs	 are	 Manufacturing	 and	 Retail	

Trade	 followed	 closely	 by	 Health	 Care	 and	 Social	 Assistance	 (Table	 9).	 The	 Arts,	

Entertainment,	and	Recreation	industry	is	one	of	the	smallest	industry	sectors	with	

52	jobs	and	0.6%	of	the	share	in	2014.	This	is	little	changed	from	2002	when	there	

were	 57	 jobs	 and	 0.7%	 of	 the	 share.	 Some	 of	 the	 industries	 shares	 of	 the	 total	

decreased	 such	 as	 construction,	 Manufacturing,	 Retail	 Trade,	 and	 Transportation	

and	 Warehousing,	 while	 most	 industries	 had	 an	 increase	 in	 the	 share	 such	 as	

Administration	and	Support,	Waste	Management,	and	Remediation,	Health	Care	and	

Social	 Assistance,	 and	 Accommodation	 and	 Food	 Services.	 Speaking	with	 those	 in	

Sulphur	Springs,	 the	revitalization	of	the	courthouse	and	downtown	plaza	brought	

new	 businesses	 to	 the	 downtown,	 which	 could	 account	 for	 the	 increase	 in	
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Accommodation	and	Food	Services	jobs.	

	 Sulphur	 Springs	has	been	 able	 to	 improve	 their	 courthouse	plaza	 since	 the	

courthouse	restoration.	In	that	time,	the	city	has	incentivized	building	renovations	

by	 awarding	 grants	 for	 façade	 improvements.	 Owners	 were	 also	 fined	 if	 their	

buildings	 became	 decrepit.	 Based	 on	 the	 preservation	 indicators,	 protecting	 and	

enhancing	 measures	 were	 met	 through	 these	 programs.	 Other	 ways	 in	 which	

Sulphur	Springs	has	succeeded	are	livability	factors.	People	congregate	on	the	plaza	

and	are	able	 to	 take	 in	arts	and	music	events	 regularly.	The	 community	now	has	

self-esteem	and	promotes	the	town	and	events	throughout	the	region.	
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Mineral	Wells	

	
Located	 in	 north	 central	 Texas	 in	 Palo	 Pinto	 County	 west	 of	 Fort	 Worth,	

Mineral	Wells,	like	Sulphur	Springs,	takes	its	name	from	the	physical	features	of	the	

natural	 springs	 in	 the	 area.	 Mineral	 springs	 were	 especially	 popular	 in	 the	 early	

1900s	due	to	the	belief	that	these	springs	had	healing	abilities.	

Most	famous	in	the	“spa”	era	was	the	Baker	Hotel,	open	from	1929	through	

1972.	 The	 city	 has	 watched	 this	 grand	 building	 sit	 abandoned	 since	 it	 closed	 its	

doors	 due	 to	 decline	 in	 resort	 travel	 and	 the	 credibility	 of	 the	 water’s	 healing	

benefits.	 Designed	 by	 Texas	 architect	Wyatt	 C.	 Henrick,	 it	 was	modeled	 after	 the	

Arlington	 Hotel	 in	 Hot	 Springs,	 Arkansas,	 arguably	 the	 most	 well	 known	 spa	

destination	 in	 the	 country.	 The	Baker	 contained	450	 rooms	on	14	 floors	with	 the	

entire	second	level	devoted	to	the	bath	and	massage	floor.	More	than	just	a	relaxing	

destination,	 the	 hotel	 offered	medical	 services	 by	 physicians	 to	 treat	 rheumatism,	

eczema,	 and	 other	 ailments	 believed	 to	 be	 cured	 by	 such	 treatments	 as	 mineral	

baths,	salt	rubs,	hot	packs,	and	steam	rooms.	

Citizens	 voted	 in	 2014	 to	 implement	 an	 economic	 development	 sales	 tax,	

pursuant	 to	 the	Development	Corporation	Act	 of	 1979,	 to	 raise	 $4	million	 to	help	

fund	 the	 renovation	 project.	 One-eighth	 of	 a	 cent	 of	 Mineral	 Wells’	 sales	 tax	 is	

earmarked	for	the	Baker	Project.	

Speaking	with	Ryan	Roach,	who	has	been	the	President	of	the	Mineral	Wells	

Chamber	of	Commerce	for	about	three	years,	the	Baker	Hotel	(locally	known	simply	

as	The	Baker)	is	at	the	center	of	the	city’s	interest	and	future.	However,	the	future	of	

the	Baker	itself	is	as	of	yet	unforeseen.	The	city	is	waiting	on	the	E-B5	program78	to	

hear	from	investors	that	the	project	can	move	ahead.	As	of	now,	Chinese	investors	

and	American	immigration	need	assurance	that	the	local	government’s	research	of	a	

successful	 outcome	 can	 indeed	 be	 realized.	 Once	 the	 investors	 are	 approved	 to	

																																																								
78	The	EB-5	Program	is	an	immigrant	investor	program	that	allows	entrepreneurs	to	apply	
for	a	green	card	if	they	invest	in	a	commercial	enterprise	in	the	US	and	plan	to	create	or	
preserve	ten	permanent	full-time	jobs	(uscis.gov/eb-5).	
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immigrate	to	the	United	States,	the	largest	and	last	hurdle,	the	project	can	start.79		

The	hope	for	the	Baker	is	to	bring	it	back	to	its	original	purpose	and	original	

glory.	Once	a	unique	destination	 in	 the	middle	of	 the	desert,	 the	Baker	shone	as	a	

hotel,	spa,	and	retail	center.	The	vision	is	to	restore	it	and	utilize	it	as	was	originally	

intended.	Roach	said	that	the	research	has	been	done	and	it	is	believed	that	there	is	

a	demand	and	market	 for	the	restoration	and	that	the	community	can	support	the	

project.	Real	estate	developer,	Laird	Fairchild,	agrees	with	Roach	that	the	project	is	

and	will	continue	to	be	supported.	In	many	ways,	it	is	because	of	Fairchild	that	the	

restoration	 is	 possible.	 Driving	 back	 and	 forth	 in	 North	 Texas	 often	 took	 him	

through	Mineral	Wells	and	past	The	Baker.	Understanding	that	history	can	act	as	an	

anchor	to	a	 town	began	his	quest	 to	revitalize	 the	building	and	the	town.	 In	2007,	

Fairchild	was	looking	for	a	triple	bottom	line	fund.	This	triple	bottom-line	concept	

takes	on	projects	that	can	fulfill	the	three	legs	of	sustainability.	These	are	projects	in	

which	investors	do	not	need,	or	expect,	a	20%	ROI.	Some	profit	is	vital	of	course,	but	

the	 societal	 impact	 of	 the	 project	 is	 also	 taken	 into	 account	 –	 if	 the	 project	

contributes	 to	 community	 revitalization,	 direct	 and	 indirect	 job	 growth,	 and	

increasing	property	values.	These	are	the	two	key	components	of	the	double	bottom	

line	concept.	Triple	bottom	line	adds	environmental	impacts	into	the	fold	–	will	the	

project	use	renewable	resources,	result	in	proper	lead	and	asbestos	abatement,	and	

provide	 an	 appropriate	 reuse	 of	 a	 brownfield?	 The	 Baker	 fits	 all	 three	 of	 these	

requirements.	Unfortunately,	2008	was	not	a	friendly	year	for	real	estate	capital.		

The	 story	 of	 The	Baker	 is	 not	 unique	 to	Mineral	Wells.	 In	 her	 thesis,	Mace	

discusses	 the	 obstacles	 former	 spa	 related	 buildings	 face.	 According	 to	 the	

descriptions	Mace	 gives,	 The	 Baker	 faces	multiple	 types	 of	 obsolescence,	 or,	 “the	

state	 of	 being	 that	 occurs	 when	 an	 object	 (in	 this	 case	 a	 building)	 is	 no	 longer	

wanted,	even	though	 it	may	still	be	 in	working	order.”80	The	types	 that	The	Baker	

faces	 are	 functional,	 economic,	 and	 locational.	 The	 problems	 it	 faces	 due	 to	 these	

types	 include	determining	a	reuse	 for	such	a	 large	building	designed	 for	a	specific	

use.	 As	 large	 as	 it	 is,	 The	Baker	 is	 extremely	 large	 for	 the	 community	 and	 it	may	
																																																								
79	Roach.	Phone	interview.	October	13,	2016.	
80	Mace.	2008.	111.	
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prove	 difficult	 to	 utilize	 all	 of	 the	 space,	 particularly	 if	 residents	 continue	 to	 be	

skeptical	of	its	success.	Due	to	its	size	and	state	of	disrepair,	any	effort	to	reuse	the	

hotel	 will	 be	 costly.	 Mace	 found	 that	 use	 is	 directly	 related	 to	 the	 economic	

feasibility.	 Fortunately,	 The	 Baker	 is	 listed	 on	 the	 National	 Register	 of	 Historic	

Places	and	so	is	eligible	for	tax	incentives	to	help	mitigate	costs.	Perhaps	the	biggest	

hurdle	 is	 the	 location.	 Mineral	 Wells	 is	 about	 60	 miles	 west	 of	 Fort	 Worth,	 the	

nearest	large	urban	center.	Other	communities	have	overcome	this	by	reusing	their	

mineral	 spring’s	 buildings	 as	 apartments.81	 Fairchild	 and	 his	 team	 considered	

multiple	reuses	of	The	Baker	including	an	assisted	living	center.	However,	both	the	

team	and	the	community	knew	that	ultimately	the	building	would	need	to	be	a	hotel	

again.82	Good	marketing	can	also	help	 the	 locational	problem	by	advertising	 to	an	

audience	who	would	otherwise	never	know	of	its	existence.	Mace	cites	The	Baker	as,	

“arguably	 the	 most	 important	 and	 by	 far	 the	 largest.”	 She	 credits	 economic	

obsolescence	as	the	greatest	challenge	but	also	includes	location	as	a	large	factor.83	

Market	 analysis,	 however,	 shows	 that	 other	 similar	 projects	 with	 similar	

locational	 and	 size	 challenges	 have	 been	 done	 successfully.	 Data	 show	 that	 if	 a	

project	is	within	a	two-hour	drive	of	a	metroplex,	it	can	be	profitable.	This	is	not	just	

any	 project	 though.	 It	 is	 estimated	 that	 the	 renovation	 will	 cost	 around	 $60	

million.84	

Adding	to	the	lack	of	success	downtown	is	the	unwillingness	for	businesses	

to	stay	open	in	the	evenings	or	on	weekends.	The	Chamber	is	trying	to	create	events	

and	 activities	 to	bring	people	downtown	and	 to	 show	business	 owners	 that	 there	

are	benefits	to	putting	in	the	time	and	effort	to	hold	events.	This	is	another	chicken	

and	 egg	 problem.	 Currently,	 tourism	 numbers	 are	 low.	 Businesses	 do	 not	 see	 the	

value	of	keeping	longer	hours,	because	without	shopping	opportunities	or	festivities	

to	bring	tourists	in,	there	is	low	customer	traffic.	Roach	is	hoping	that	the	Chamber	

can	 help	 businesses	 realize	 the	 impacts	 by	 holding	 quarterly	 block	 events.	 This	

																																																								
81	Mace.	2008.	111.	
82	Fairchild.	Phone	interview.	March	28,	2017.	
83	Mace.	2008.	24-46.	
84	Mace.	2008.	111.	
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would	give	people	a	reason	to	be	downtown	and	the	chamber	could	analyze	 if	 the	

effort	grows	or	stays	stagnate.85	

There	is	support	for	The	Baker	now	that	the	project	is	moving	forward	and	is	

waiting	on	only	one	more	source	of	funding,	the	EB-5.	Other	funding	has	been	nearly	

unanimously	favorable.	When	the	city	held	a	voter	referendum	to	reallocate	1/8	of	a	

cent	 of	 sales	 tax,	 it	was	 overwhelmingly	 approved	 by	 96%	 of	 the	 voters	 and	will	

contribute	$300,000	a	year	to	the	renovation.	The	team	is	also	taking	advantage	of	

the	federal	tax	credit	program	as	well	as	the	state	historic	tax	credit	that	has	been	in	

effect	since	2015.	Between	the	two	programs,	the	project	will	receive	$20	million	in	

tax	 credits.	The	city	also	 formed	a	Tax	 Incremental	Financing	 (TIF)	district.	While	

school	 districts	 are	 left	 out	 of	 these	 districts	 by	 law,	 Mineral	 Wells	 received	

permission	from	the	Texas	legislature	to	include	the	improvement	revenue	from	the	

school.	

Unfortunately,	Mineral	Wells	has	a	chicken	and	egg	problem	when	it	comes	

to	downtown	 revitalization.	 The	 community	 is	 behind	 the	project	 and	 are	 eagerly	

awaiting	 day	 construction	 crews	 come	 in.	 Until	 then,	 though,	 they	 seem	 to	 be	

waiting,	not	wanting	to	start	their	own	projects	ahead	of	The	Baker.	The	downtown	

occupancy	rate	 is	currently	at	 forty	to	fifty	percent.	Property	and	business	owners	

are	hesitant	to	start	large	projects	of	their	own	until	the	Baker	project	is	underway.	

However,	holding	out	like	this	can	deter	investors	from	taking	on	a	large	project	in	a	

town	 that	 seems	 uninterested	 in	 preservation	 or	 even	 the	 maintenance	 of	 its	

building	 stock.	 Brokers	 are	waiting,	 though,	 until	 the	 buildings	 are	worth	 at	 least	

50%	more.	

One	downtown	business	owner	(Annette	Bennett)	feels	that	most	of	Mineral	

Wells	 lives	 in	 the	 shadow	of	 the	Baker	 and	needs	 to	move	on	with	 or	without	 its	

restoration.86	 However,	 she	 has	 seen	 the	 same	 struggles	 Ryan	 Roach	 has.	 Some	

businesses	have	moved	downtown	and	have	been	profitable.	One	such	business	was	

a	 restaurant	 that	offered	 lived	music.	However	 it	 closed	shortly	after	due	 to	noise	

complaints	 by	 neighbors.	 The	 same	 is	 said	 of	 holiday	 events	 and	 concerts	 that	
																																																								
85	Roach.	Phone	interview.	October	13,	2016.	
86	Bennett.	Email	interview.	April	7,	2017.	
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encourage	businesses	 to	stay	open	 later	 into	 the	evening.	Again	noise	and	parking	

complaints	from	some	business	owners	plague	the	organizers.87		

Now	that	it	looks	like	a	Baker	restoration	is	finally	happening,	the	community	

appears	to	be	rallying.	In	the	Ballad	of	the	Baker	many	residents	were	enthusiastic	

and	hopeful	about	the	project,	believing	it	would	turn	the	community	and	economy	

around	and	once	again	become	a	national,	if	not	international,	destination.	There	is	a	

lot	of	local	support,	noting	that	with	the	restored	hotel	bringing	an	influx	of	people,	

a	need	 for	other	amenities	such	as	 food	and	shopping	would	naturally	 follow.	The	

face	of	Mineral	Wells	can	change	and	will	be	no	 longer	be	 identified	by	something	

that	died.88	

There	are	 those	 that	see	 the	need	and	value	 for	arts	and	culture	 in	Mineral	

Wells.	The	Chamber	 is	currently	waiting	an	architectural	study	of	 the	 feasibility	of	

rehabilitating	the	historic	high	school	into	a	multi-purpose	center.	The	1915	three-

story	 school	 has	 been	 sitting	 vacant	 for	 twenty	 to	 thirty	 years,	 but	 the	 city	 has	 a	

need	 for	 space	 specifically	 dedicated	 to	 arts	 education,	 a	 gallery,	 a	 museum,	 and	

offices	 for	 the	 artists	 association,	 Chamber	 of	 Commerce,	 and	 Economic	

Development.	The	school	includes	an	auditorium	that	would	provide	space	for	civic	

meetings	and	performance	arts	alike	and	the	reuse	of	this	building	could	serve	as	a	

catalyst	for	rehabilitation	projects	and	the	arts.89	

	 When	 asked	 how	 he	 measures	 success,	 Laird	 Fairchild	 said	 as	 long	 as	 it	

happens,	 it	 can	be	considered	a	 success.	And	 if	 some	of	 the	 funding	 falls	 short,	he	

says	that	there	would	be	no	point	in	walking	away	at	this	point.	This	is	the	kind	of	

project	 that	 you	 take	 on	 because	 it’s	 a	 calling,	 not	 because	 you	 want	 to	 make	

money.90	To	date,	Mineral	Wells	 lacks	a	 strategic	plan	 that	emphasizes	 the	arts	or	

cultural	development	to	help	guide	the	Baker	restoration.	

	 Figure	 4	 and	 Figure	 5	 show	 how	 the	 job	 in-flow	 and	 out-flow	 has	 changed	

between	2002	and	2014.	The	town	faces	challenges	due	to	a	decreasing	population	

																																																								
87	Bennett.	Email	interview.	April	7,	2017.	
88	Ballad	of	the	Baker.	Film.	
89	Roach.	Phone	Interview.	October	13,	2016.	
90	Fairchild.	Phone	interview.	March	28,	2017.	
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(Table	2)	 and	a	decreasing	median	 income	 (Table	6).	However,	 the	median	age	 is	

actually	 lower	than	for	 the	state	of	Texas	(Table	1),	which	could	be	the	reason	for	

renewed	interest	in	the	Baker.	

	
Figure	4:	Rate	of	job	in-flow	and	out-flow.	Mineral	Wells	2002.	

	
Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	
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Figure	5:	Rate	of	job	in-flow	and	out-flow.	Mineral	Wells	2014.		

	
Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	
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Table	10:	Mineral	Wells	NAICS	Industries	as	reported.	

Mineral Wells Industry 
2002 
Count 

2002 
Share 

2014 
Count 

2014 
Share 

Total Jobs  6,653  100  7,127  100 
Agriculture, Forestry, Fishing, and Hunting  15  0.2  3  0 
Mining, Quarrying, and Oil and Gas 
Extraction  127  1.9  545  7.6 
Utilities  68  1  25  0.4 
Construction  153  2.3  138  1.9 
Manufacturing  1,822  27.4  1,924  27 
Wholesale Trade  94  1.4  205  2.9 
Retail Trade  789  11.9  915  12.8 
Transportation and Warehousing  94  1.4  95  1.3 
Information  43  0.6  24  0.3 
Finance and Insurance  106  1.6  113  1.6 
Real Estate and Rental and Leasing  49  0.7  61  0.9 
Professional, Scientific, and Technical 
Services  128  1.9  153  2.1 
Management of Companies and 
Enterprises  25  0.4  29  0.4 
Administration and Support, Waste 
Management, Remediation  529  8  330  4.6 
Educational Services  978  14.7  719  10.1 
Health Care and Social Assistance  936  14.1  898  12.6 
Arts, Entertainment, and Recreation  59  0.9  67  0.9 
Accommodation and Food Services  420  6.3  635  8.9 
Other Services (excluding Public 
Administration  101  1.5  110  1.5 
Public Administration  117  1.8  138  1.9 
Primary	Jobs	for	All	Workers	by	NAICS	Industry	Sector	in	2002	and	2014.	https://lehd.ces.census.gov	
	

	 As	shown	in	Table	10,	the	economy	in	Mineral	Wells	has	shifted	a	bit	between	

2002	 and	 2014.	 The	 largest	 industry	 in	 Mineral	 Wells	 is	 Manufacturing	 (27%),	

which	is	larger	than	the	next	two	largest	industries	–	Educational	Services	(10.1%)	

and	Health	Care	and	Social	Assistance	(12.%)	–	combined.	All	of	these,	however,	lost	

a	share	of	the	jobs.	Manufacturing	fell	by	only	0.4%,	however	Educational	Services	

lost	4.6%	of	the	share	and	Health	Care	and	Social	Assistance	lost	1.5%	of	the	share.	

The	 share	 of	 Administration	 and	 Support,	 Waste	 Management,	 and	 Remediation	

jobs	 decreased	 by	 3.4%	 as	 well.	 	 Other	 industries	 took	 up	 the	 slack	 and	 grew	

between	 2002	 and	 2014.	 Some	 industries	 were	 able	 to	 grow	 during	 this	 period.	

Retail	Trade	grew	by	nearly	1%	and	Accommodation	and	Food	Services	 increased	
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its	share	by	2.6%.	The	Arts,	Entertainment,	and	Recreation	industry	grew	by	eight	

jobs,	but	remained	at	0.9%	of	the	share.		

	 Mineral	 Wells	 has	 been	 losing	 population	 and	 has	 an	 older	 population	

compared	to	many	Texas	towns.	Business	owners	and	civic	leaders	see	the	potential	

the	community	has	to	offer,	however	the	motivation	to	follow	through	with	events	

and	building	projects	 is	not	there.	Many	downtown	occupants	are	either	unwilling	

or	unable	to	make	and	accept	change,	at	least	until	the	Baker	restoration	becomes	a	

reality.	 	The	downtown	environment	makes	it	difficult	for	new	businesses	to	move	

in	and	successfully	opperate.	As	seen	with	other	communities,	one	large	project	can	

inspire	 a	 community,	 and	 that	 is	what	Mineral	Wells	 needs.	 The	Baker	 is	 close	 to	

being	fully	 funded	so	that	work	can	begin.	Time	will	 tell	 if	 this	has	the	anticipated	

effect	on	the	rest	of	the	community.		



	

	 59	

Coleman	
	

Coleman,	 considered	 the	 geographic	 center	 of	 the	 state	 of	 Texas,	 takes	

advantage	 of	 its	 location	 fit	 for	 ranching,	 limestone,	 oil,	 and	 natural	 gas.	 Other	

natural	 features	 include	 six	 major	 lakes	 surrounding	 the	 city.	 Also	 known	 as	 the	

hunting	capital	of	Texas,	Coleman	offers	great	opportunities	for	outdoor	recreation	

sports	of	all	types.	With	historic	sites	tied	to	pioneering,	Coleman	takes	pride	in	its	

cultural	 resources	 including	 Camp	 Colorado	 and	 early	 settlements	 and	 settlers’	

homes.	

	 As	 the	 smallest	 of	 the	 three	 case	 study	 towns,	 Coleman	 had	 an	 estimated	

population	 of	 4,508	 in	 2015.	 That	 is	 12	 percent	 lower	 than	 it	 was	 in	 2000.	 This	

downward	trend	can	also	be	seen	in	the	increasing	number	of	vacant	housing	in	the	

same	fifteen	years.	In	2000,	the	housing	vacancy	rate	was	over	17	percent.	Already	a	

large	 percentage	 of	 the	 housing	 stock,	 the	 number	 kept	 increasing.	 By	 2010,	 the	

vacancy	 rate	 grew	 to	 nearly	 29	 percent.	 The	 rate	 stayed	 relatively	 steady	 and	 in	

2015	 just	under	30	percent,	nearly	 a	 third	of	 the	housing	 in	Coleman,	was	vacant	

(Table	 3).	 Coleman	 may	 be	 a	 good	 representation	 of	 what	 is	 happening	 in	 rural	

America.	With	a	decreasing	population	and	many	housing	units	sitting	empty,	 it	 is	

important	 to	 understand	 the	 economic	 status	 of	 the	 remaining	 residents.	 The	

median	household	income	is	just	over	$30,000.	The	per	capita	income	in	Coleman	is	

just	$16,468,	more	than	$10,000	less	than	the	per	capita	income	of	the	state	of	Texas	

(Table	7).	Part	of	this	difference	can	be	attributed	to	the	cost	of	 living.	Incomes	do	

not	need	to	be	as	high	in	Coleman	as	say	Austin	or	Dallas	to	live	comfortably.	These	

low	 incomes	 may	 be	 contributing	 to	 the	 population	 loss.	 The	 median	 age	 of	

residents	 in	Coleman	has	been	 in	 the	40s	 since	at	 least	2000;	 in	2015	 it	was	43.5	

years,	almost	ten	years	older	than	the	median	age	of	the	state.	Fewer	young	people	

means	fewer	people	to	take	over	businesses,	fewer	future	community	leaders.	

	 People	 like	 Farrah	 Nada-Meadows	 and	 her	 husband	 Joshua	 Meadows,	

however,	can	make	a	great	difference	 in	small	 towns.	Farrah	and	Joshua	moved	to	

Coleman	from	Austin	in	2014.	As	young	adults,	the	two	are	heavily	involved	in	the	

community	by	taking	on	more	prominent	roles	 than	 if	 they	stayed	 in	Austin.	After	
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living	 in	 Coleman	 for	 only	 a	 short	 time,	 Farrah	 and	 Joshua	 own/operate	 two	

businesses	(an	art	gallery	and	a	farmers	market)	run	the	local	museum,	and	sit	on	

the	board	of	the	Coleman	Heritage,	Arts,	and	Preservation	Society	(CHAPS).	Joshua	

has	held	the	position	of	President	since	the	beginning	of	2017.		

	 Nada-Meadows	likes	the	fact	that	there	is	little	traffic	in	Coleman	and	she	can	

ride	her	bike	easily	and	safely.	She	also	notes	that	it	is	easier	to	engage	with	people	

and	the	accessibility	she	experiences	 is	common	in	small	 towns.	The	population	 is	

aging	out	and	there	are	opportunities	for	younger	generations	to	come	in.	The	cons,	

however	 -	 a	 lack	 of	 cultural	 opportunities.	 What	 small	 towns	 need,	 as	 Nada-

Meadows	 puts	 it,	 is	 a	 handful	 of	 people	who	 care	 if	 it	 turns	 into	 a	 ghost	 town	 or	

not.91	 Bonnie	West-Henning	 is	 one	 of	 these	 people	who	 has	 put	 in	 the	 necessary	

time	 and	 effort	 in	 order	 turn	 downtown	 around.	 She	 and	 her	 husband	 gave	 their	

own	buildings	a	facelift	beginning	in	2013	by	cleaning	windows	and	giving	them	a	

fresh	 coat	 of	 paint.	 People	 noticed	 and	 wanted	 work	 done	 on	 more	 buildings.	

Because	 West-Henning	 and	 her	 husband	 paid	 for	 the	 first	 two	 out	 of	 their	 own	

pockets,	they	started	collecting	donations	for	the	rest.	With	the	interest	and	support,	

she	was	able	to	go	to	civic	groups	for	more	financial	help.	Over	the	course	of	the	next	

year,	22	buildings	had	been	painted.92	

	 Joshua	 Meadows	 is	 originally	 from	 Coleman	 and	 decided	 to	 return	 after	

realizing	that	Austin	was	not	providing	a	fulfilling	work	life	balance.	Working	now	in	

real	estate,	 this	 is	a	 livability	 issue	Meadows	 is	 seeing	more	and	more.	People	are	

becoming	 disenchanted	 by	 the	 demands	 that	 commutes,	 high	 cost	 of	 living,	 and	

cities’	competitive	nature	so	they	seek	smaller	towns	where	they	can	leave	behind	

these	stressors.	Meadows	and	Nada-Meadows	were	able	to	move	to	a	family	owned	

home	which	was	a	financial	advantage	to	the	move.	Meadows	describes	small	towns	

as	 a	 complex	 living	 being	 –	 it	 can	 be	 a	 struggle	 to	 learn	 the	 soul	 and	 culture	 of	 a	

town;	the	people,	businesses,	and	neighborhoods	all	make	up	a	community	that	has	

parts	 that	 are	 dying	 and	 parts	 that	 are	 changing	 or	 growing.	 All	 of	 these	 factions	

need	to	come	together,	cooperate,	and	decide	who	they	want	to	be.	The	politics	of	
																																																								
91	Nada-Meadows.	Phone	Interview.	March	21,	2017.	
92	West-Henning.	Email	Interviews.	April	6,	and	May	1,	2017.	
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small	 towns	 are	 unique	 in	 that	 everyone	 has	 access,	 it	 is	 not	 only	 the	 experts	 or	

highly	 educated	 that	 can	 participate.93	 Those	 that	 understand	 the	 dynamics	 may	

better	understand	what	 is	needed	and	how	to	solve	challenges	 that	 large	cities	do	

not	experience.		

	 Kim	Little	has	been	with	the	Coleman	EDC	for	about	two	years.	She	has	a	lot	of	

experience	with	small	rural	cities;	before	coming	to	Coleman,	she	worked	with	Fort	

Davis	and	Marfa.	The	day	I	spoke	with	Kim,	she	was	traveling	back	to	Coleman	from	

Dallas,	where	she	was	working	to	recruit	companies	to	move	offices	and	operations	

to	 Coleman.	Her	 strategy	 includes	 focusing	 on	 lifestyle	 –	what	 are	 people	 looking	

for?	 Moving	 to	 a	 place	 like	 Coleman	 is	 more	 affordable	 for	 companies	 and	 their	

employees	and	offers	a	retreat	from	the	rat	race	of	large	cities,	long	commutes,	and	a	

closer	 relationship	 with	 nature.	 These	 are	 big	 selling	 points	 that	 convince	 many	

companies	and	people	to	leave	the	urban	life	for	a	more	laid	back	lifestyle.	Based	on	

the	Coleman	Chamber	of	Commerce	website,	in	May	2017,	no	large	companies	have	

made	the	move	as	of	yet.	

	 Unfortunately,	and	understandably,	change	does	not	come	easily	 to	residents	

who	prefer	the	status	quo.	The	urban	migration	left	a	vacuum	in	Coleman	and	those	

that	 remained	 were	 able	 to	 profit	 from	 buying	 up	 property	 –	 both	 ranches	 and	

downtown	buildings	–	that	is	difficult	to	see	change	and	grow,	in	other	words,	create	

competition	 and	 perhaps	 unwanted	 business	 ventures	 and	 neighbors.	 These	

property	owners	have	a	 lot	of	power	 in	a	small	 town	and	people	moving	 in	 find	 it	

difficult	to	get	started	without	facing	opposition.		

	 Meadows	 sees	 the	 opportunity	 to	 bring	 the	 arts	 as	 well	 as	 historic	

preservation	efforts	into	the	community	by	tying	both	to	the	community	as	a	whole	

through	new	and	old	business,	particularly	tourism.	Soon	after	Meadows	and	Nada-

Meadows	 moved	 to	 Coleman,	 outside	 investors	 opened	 a	 restaurant	 that	 soon	

expanded	to	a	winery	and	a	pizzeria.	That	is	when	a	noticeable	shift	started	to	occur.	

At	 least	 three	 or	 four	 additional	 businesses	 opened	 and	 the	 thought	 of	 opening	 a	

gallery	space	became	more	comfortable	and	realistic.	They	were	also	encouraged	by	

																																																								
93	Meadows.	Phone	Interview.	April	23,	2017.	
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the	other	business	owners	who	 saw	 the	potential	 of	 showcasing	 fine	art.	The	 two	

are	able	to	operate	their	space	in	downtown	Coleman	for	less	than	they	were	able	to	

in	East	Austin.94		

	 West-Hennings’	projects	providing	inspiration.	Within	a	year	and	a	half	of	the	

facelifts,	 five	new	retail	stores,	 two	cafes,	and	the	winery	opened	in	the	four-block	

downtown.	Some	of	the	owners	have	 	undertaken	 renovations	 or	 remodeling	

projects.	Preservation	and	restoration	work	aren’t	the	end	goals	here	as	it	is	difficult	

to	 find	 funding.	 Also,	 there	 is	 little	 original	 or	 historic	 material	 to	 work	 with	 as	

numerous	changes	have	been	made	to	these	buildings	for	the	last	100	years.	There	

are	 still	 vacant	 buildings	 and	 some	 are	 up	 for	 sale.	 West-Henning	 promotes	

downtown	business	to	interested	buyers	and	investors	every	chance	she	gets.		

	 Coleman’s	 unemployment	 rate	 is	 4.6%,	which	 translates	 to	 195	 people.	 The	

first	goal	is	for	these	workers	to	gain	employment,	but	then	the	goals	are	to	bring	in	

additional	 employees.	 One	 of	 Coleman’s	 largest	 assets	 is	 the	 Coleman	 ISD,	 which	

offers	 a	 rocketry	 program,	 which	 helps	 in	 recruiting	 companies	 to	 the	 area.	

Additionally,	companies	are	looking	for	areas	with	low	crime	rate,	lower	taxes,	and	

dedicated	worker	pool.	

New	 to	Coleman	 are	 the	murals.	An	Abilene	 artist	 created	 the	Prickly	Pear	

mural	in	time	for	the	2016	Petticoats	on	the	Prairie	festival,	which	brought	in	2,300	

visitors.	More	murals	 are	 planned	 to	 give	 old	 buildings	 personality	 and	 to	 create	

conversation	pieces.	Many	talented	artists	reside	in	Coleman	and	are	trying	to	open	

more	gallery	space	and	gain	support	of	the	community.95	

For	a	 town	Coleman’s	size,	 there	 is	a	 lot	of	arts	and	cultural	activity.	There	

are	multiple	galleries	such	as	the	Pink	Flamingo	and	a	glass	blowing	studio,	which	

hold	 shows	 at	 the	 Heritage	 Hall	 Museum	 is	 managed	 by	 CHAPS	 as	 a	 venue	 to	

promote	the	local	artists.	Arts	events	and	workshops	are	held	throughout	the	year	

at	 the	 historical	 building	 donated	 by	 the	 local	 Presbyterian	 church	 for	 the	 sole	

purpose	of	housing	fine	arts	and	preserving	Coleman’s	history.	There	is	a	new	dance	

																																																								
94	Meadows.	Phone	interview.	April	23,	2017.	
95	Little.	Phone	interview.	October	16,	2016.	
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studio	and	theatre	group	trying	to	bring	more	dances	and	plays	to	town.96		

As	the	president	of	CHAPS,	Meadows	understands	the	importance	of	setting	

explicit	goals	when	creating	programs	or	hosting	events.	Even	with	heavy	marketing	

for	 the	museum’s	 ‘Festival	 of	 Lights’	 last	 Christmas	 season,	 attendance	was	much	

lower	 than	anticipated.	As	often	happens	 in	Texas,	 the	weather	probably	played	a	

large	 part	 and	 scheduling	 conflicts	 can	 make	 holiday	 events	 difficult.97	 Part	 of	

setting	 more	 definite	 goals	 could	 include	 back	 up	 plans	 and	 rescheduling	

opportunities	to	avoid	these	barriers	and	disappointments.		

Meadows	using	similar	 indicators	as	Markusen	and	Nicodemus	recommend	

by	 looking	at	 the	 impact	of	what	he	does	affects	 the	 livability	of	Coleman.	Art	and	

historic	preservation	enrich	 the	environment	and	help	bridge	 the	gap	and	 restore	

the	work	 life	 balance.	 To	Meadows	 this	means	 harmonizing	 the	market	 economy	

with	 the	 gift	 economy	 so	 that	 creating	 is	 not	 only	 for	 profit,	 but	 also	 provides	

meaning	 and	 community.	 Because	 the	Heritage	Hall	 received	 funding	 through	 the	

city	and	does	not	rely	on	donations	or	fees,	Meadows	is	able	to	define	success	on	the	

impact	the	museum	and	associated	events	have	on	visitors,	 the	enthusiasm	for	art	

and	history,	and	the	quality	of	experiences.98	

The	town	closes	up	after	work	and	offers	few	nighttime	activities.	What	often	

keeps	people	out	 at	night	 are	 football	 games	or	 special	 events	 such	as	 the	Prickly	

Pear	Festival.	 The	EDC	and	new	business	 are	 trying	 to	 extend	business	 and	other	

activities	 into	 the	 nights	 and	weekends	 for	 both	 locals	 and	 visitors.99	 CHAPS	 has	

held	events	and	activities	and	plans	to	offer	more	programs	in	the	future.100	

One	of	the	most	daunting	obstacles	Kim	Little	faces	is	working	on	community	

pride	 and	 promoting	 the	 human	 value	 Coleman	 has	 to	 offer.	 That	 will	 convince	

people	that	this	 is	 the	place	 for	them.	 It	 is	often	said	around	town	that,	 “there	 is	a	

right	way,	a	wrong	way,	and	the	Coleman	Way,”	of	doing	things.	This	means	figuring	

it	 out	 and	 getting	 things	 done,	 usually	 in	 the	 best	 interest	 of	 everyone	 in	 the	

																																																								
96	Little.	Phone	interview.	October	16,	2016.	
97	Meadows.	Phone	interview.	April	23,	2017.	
98	Meadows.	Phone	interview.	April	23,	2017.	
99	Little.	Phone	interview.	October	16,	2016.	
100	Meadows.	Phone	interview.	April	23,	2017.	
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community.	People	rally	around	those	in	need	here	and	take	very	seriously	the	laid	

back	lifestyle.	There	is	always	something	to	do	here,	it	just	may	mean	getting	away	

from	the	hustle	and	bustle	and	spending	quality	time	with	your	neighbors.101	

Coleman’s	 Chamber	 of	 Commerce’s	 2015	 Strategic	 Plan	 includes	 the	

community’s	goals	and	timelines.	Input	came	from	residents	who	worked	with	the	

Coleman	 Economic	 Development	 Corporation	 and	 the	 Coleman	 Community	

Coalition.	 Public	 meetings	 were	 held	 and	 surveys	 were	 sent	 to	 identify	 short,	

intermediate,	and	long-term	goals.	While	the	 list	 is	 fairly	extensive,	only	goals	that	

are	 directly	 related	 to	 arts	 and	 culture,	 and	 preservation	 are	 included	 here.	With	

public	 input,	 goals	 included	 1)	 Beautification,	which	 includes	 restoration	 of	 older	

structures,	 making	 the	 gateway	 attractive,	 and	 holiday	 decorations;	 2)	

Events/Activities,	which	includes	“more	things	to	do	for	families”	and	movie	theatre	

or	 drive	 in;	 3)	 Housing,	 which	 includes	 rehabilitating	 older	 structures;	 4)	

Pride/Positive	 Press,	 which	 includes	 branding,	 an	 image	 campaign;	 and	 5)	

Volunteerism,	 which	 includes	 support	 for	 events,	 giving	 effort	 and	 time,	 and	

ultimately	making	Coleman	successful.	Based	on	the	2016	Annual	Report,	Coleman	

was	 able	 to	 enter	 into	 or	 create	 partnerships	 and	 complete	 projects.	 Of	 note,	

downtown	 business	 owners	 worked	 together	 to	 put	 on	 the	 Retail	 Round-up	 and	

sponsor	Co-op	ads.	The	Coleman	Community	Coalition	partnered	with	Rancho	Loma	

to	apply	for	a	USDA	Added	Producer	Grant.102	

	 Coleman	 residents	 commute	 great	 distances	 for	work;	 out	 of	 1,782	workers,	

777,	or	around	44%,	work	in	Coleman	in	2014	(Table	9	and	Figures	6	&	7).	Compare	

this	 to	 the	 50%	 of	 workers	 who	 lived	 and	 worked	 in	 Coleman	 in	 2002.	 Of	 the	

workers	that	commute	outside	city	limits,	654,	or	36.7	percent	travel	more	than	fifty	

miles	 to	work.	Of	 the	 top	 five	 communities	 commuters	work	4.8%	work	30	miles	

away	in	Brownwood,	3.8%	work	170	plus	miles	away	in	Austin,	3.2%	commute	193	

miles	away	in	San	Antonio,	and	2.5%	commute	316	miles	away	to	Houston	as	shown	

in	Table	9.	At	the	same	time,	there	are	831	(approximately	52%	of	workers)	people	

that	 are	 commuting	 into	 Coleman	 for	 work.	 This	 number	 has	 actually	 increased	
																																																								
101	Little.	Phone	interview.	October	16,	2016.	
102	Coleman’s	Chamber	of	Commerce’s	2015	Strategic	Plan;	Coleman	2016	Annual	Report.	
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since	2002	when	36%	of	workers	lived	outside	of	Coleman.	 	

	
Table	11:	Employment	location	of	Coleman	Workers.	

 Count Share Distance (miles) 
Coleman city, TX 777 43.6% N/A 
Brownwood city, TX 85 4.8% 30 
Austin city, TX 68 3.8% 170 
San Antonio city, TX 57 3.2% 193 
Houston city, TX 45 2.5% 316 
Cisco city, TX 29 1.6% 50 
Dallas city, TX 24 1.3% 187 
Early city, TX 23 1.3% 32 
Ballinger city, TX 22 1.2% 36 
Abilene city, TX 20 1.1% 52 
All Other Locations 632 35.5%  

Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	

	

Figure	6:	Rate	of	job	in-flow	and	out-flow.	Coleman	2002.		

	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	
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Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

Figure	7:	Rate	of	job	in-flow	and	out-flow.	Coleman	2014.		



	

	 67	

Table	12:	Coleman	NAICS	Industries	as	reported.	

Coleman Industry 
2002 
Count 

2002 
Share 

2014 
Count 

2014 
Share 

Total Jobs  1,239  100  1,521  100 
Agriculture, Forestry, Fishing, and Hunting  6  0.5  7  0.5 
Mining, Quarrying, and Oil and Gas 
Extraction  5  0.4  2  0.1 
Utilities  5  0.4  9  0.6 
Construction  54  4.4  72  4.7 
Manufacturing  14  1.1  87  5.7 
Wholesale Trade  58  4.7  99  6.5 
Retail Trade  256  20.7  197  13 
Transportation and Warehousing  39  3.1  85  5.6 
Information  5  0.4  8  0.5 
Finance and Insurance  60  4.8  93  6.1 
Real Estate and Rental and Leasing  17  1.4  16  1.1 
Professional, Scientific, and Technical 
Services  28  2.3  31  2 
Management of Companies and 
Enterprises  -    0  1  0.1 
Administration and Support, Waste 
Management, Remediation  7  0.6  37  2.4 
Educational Services  140  11.3  254  16.7 
Health Care and Social Assistance  277  22.4  279  18.3 
Arts, Entertainment, and Recreation  2  0.2  2  0.1 
Accommodation and Food Services  109  8.8  87  5.7 
Other Services (excluding Public 
Administration  33  2.7  48  3.2 
Public Administration  124  10  107  7 
Primary	Jobs	for	All	Workers	by	NAICS	Industry	Sector	in	2002	and	2014.	https://lehd.ces.census.gov	

	 The	 largest	 industries	 in	Coleman	are	Retail	Trade,	Educational	Services,	and	

Health	Care	and	Social	Assistance.	Between	2002	and	2014	both	Retail	Trade	and	

Health	Care	and	Social	Assistance	decreased	in	number	and	share	–	256	jobs/	20.7%	

dropped	 to	 197/13%	 and	 277/22.4%	 dropped	 to	 279/18.3%	 respectively	 -	

however	 Educational	 Services	 grew	 by	 5.4%.	 Accommodation	 and	 Food	 Services	

and	 Public	 Administration	 also	 decreased	 by	 a	 large	 number	 between	 2002	 and	

2014.	 Industries	 that	 grew	 fairly	 dramatically	 include	 Wholesale	 Trade,	

Transportation	 and	Warehousing,	 Finance	 and	 Insurance,	 and	Administration	 and	

Support,	 Waste	 Management,	 and	 Remediation.	 The	 Arts,	 Entertainment,	 and	

Recreation	jobs	stayed	exactly	the	same	with	two.		

	 Coleman	 residents	 commute	 great	 distances	 for	work;	 out	 of	 1,782	workers,	
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777,	or	around	44%,	work	in	Coleman	in	2014	(Table	9	and	Figures	6	&	7).	Compare	

this	 to	 the	 50%	 of	 workers	 who	 lived	 and	 worked	 in	 Coleman	 in	 2002.	 Of	 the	

workers	that	commute	outside	city	limits,	654,	or	36.7	percent	travel	more	than	fifty	

miles	 to	work.	Of	 the	 top	 five	 communities	 commuters	work	4.8%	work	30	miles	

away	in	Brownwood,	3.8%	work	170	plus	miles	away	in	Austin,	3.2%	commute	193	

miles	away	in	San	Antonio,	and	2.5%	commute	316	miles	away	to	Houston	as	shown	

in	Table	9.	At	the	same	time,	there	are	831	(approximately	52%	of	workers)	people	

that	 are	 commuting	 into	 Coleman	 for	 work.	 This	 number	 has	 actually	 increased	

since	2002	when	36%	of	workers	lived	outside	of	Coleman.	 	
	

Table	13:	Employment	location	of	Coleman	Workers.	

 Count Share Distance (miles) 
Coleman city, TX 777 43.6% N/A 
Brownwood city, TX 85 4.8% 30 
Austin city, TX 68 3.8% 170 
San Antonio city, TX 57 3.2% 193 
Houston city, TX 45 2.5% 316 
Cisco city, TX 29 1.6% 50 
Dallas city, TX 24 1.3% 187 
Early city, TX 23 1.3% 32 
Ballinger city, TX 22 1.2% 36 
Abilene city, TX 20 1.1% 52 
All Other Locations 632 35.5%  

Source:	Longitudinal	Employer-Household	Dynamics.	http://lehd.ces.census.gov	
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Table	14:	Coleman	NAICS	Industries	as	reported.	

Coleman Industry 
2002 
Count 

2002 
Share 

2014 
Count 

2014 
Share 

Total Jobs  1,239  100  1,521  100 
Agriculture, Forestry, Fishing, and Hunting  6  0.5  7  0.5 
Mining, Quarrying, and Oil and Gas 
Extraction  5  0.4  2  0.1 
Utilities  5  0.4  9  0.6 
Construction  54  4.4  72  4.7 
Manufacturing  14  1.1  87  5.7 
Wholesale Trade  58  4.7  99  6.5 
Retail Trade  256  20.7  197  13 
Transportation and Warehousing  39  3.1  85  5.6 
Information  5  0.4  8  0.5 
Finance and Insurance  60  4.8  93  6.1 
Real Estate and Rental and Leasing  17  1.4  16  1.1 
Professional, Scientific, and Technical 
Services  28  2.3  31  2 
Management of Companies and 
Enterprises  -    0  1  0.1 
Administration and Support, Waste 
Management, Remediation  7  0.6  37  2.4 
Educational Services  140  11.3  254  16.7 
Health Care and Social Assistance  277  22.4  279  18.3 
Arts, Entertainment, and Recreation  2  0.2  2  0.1 
Accommodation and Food Services  109  8.8  87  5.7 
Other Services (excluding Public 
Administration  33  2.7  48  3.2 
Public Administration  124  10  107  7 
Primary	Jobs	for	All	Workers	by	NAICS	Industry	Sector	in	2002	and	2014.	https://lehd.ces.census.gov	

	 The	 largest	 industries	 in	Coleman	are	Retail	Trade,	Educational	Services,	and	

Health	Care	and	Social	Assistance.	Between	2002	and	2014	both	Retail	Trade	and	

Health	Care	and	Social	Assistance	decreased	in	number	and	share	–	256	jobs/	20.7%	

dropped	 to	 197/13%	 and	 277/22.4%	 dropped	 to	 279/18.3%	 respectively	 -	

however	 Educational	 Services	 grew	 by	 5.4%.	 Accommodation	 and	 Food	 Services	

and	 Public	 Administration	 also	 decreased	 by	 a	 large	 number	 between	 2002	 and	

2014.	 Industries	 that	 grew	 fairly	 dramatically	 include	 Wholesale	 Trade,	

Transportation	 and	Warehousing,	 Finance	 and	 Insurance,	 and	Administration	 and	

Support,	 Waste	 Management,	 and	 Remediation.	 The	 Arts,	 Entertainment,	 and	

Recreation	jobs	stayed	exactly	the	same	with	two.		

	 Speaking	 with	 Kim	 Little	 and	 Meadows,	 the	 number	 of	 jobs	 in	 the	 Arts,	



	

	 70	

Entertainment,	 and	 Recreation	 industry	 sounds	 low.	 This	 is	 most	 likely	 due	 to	

artists	reporting	a	primary	job	or	full	time	job	if	they	are	not	full	time	artists.	
	 Coleman	 has	 many	 dedicated	 people	 working	 to	 preserve	 the	 history	 and	

building	 stock,	 and	 promote	 the	 arts.	 The	 occupancy	 rate	 of	 downtown	 has	

increased	 dramatically	 since	 2013	 and	 the	 buildings,	 while	 not	 necessarily	

preserved,	 are	 being	 used	 and	 becoming	 popular	 destinations	 with	 locals	 and	

tourists.	With	the	goals	of	bringing	in	new	companies,	opportunities	for	low-income	

population	(Coleman	has	the	lowest	median	income	and	20%	of	the	population	lives	

in	poverty	of	the	three	case	studies)	can	be	expanded.	By	increasing	amenities	and	

offering	 more	 job	 opportunities,	 retaining	 the	 current	 population	 could	 be	 a	

possibility.	
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Chapter	5:	Conclusion	
	

Rural	 America	may	 be	 losing	 population,	 but	 it	 remains	 an	 important	 and	

attractive	setting	for	those	that	appreciate	a	more	laid	back,	connected	lifestyle	than	

cities	 typically	 provide.	 Safety,	 low	 cost	 of	 living,	 quiet,	 and	 quick	 commutes	 play	

heavily	 into	 this	 appreciation.	No	 two	places	 are	 the	 same	and	 therefore	different	

approaches	 are	 needed	 for	 a	 positive	 outcome.	 However,	 with	 all	 the	 differences	

among	 these	 towns,	 some	 factors	 remain	 constant.	 Mostly,	 this	 boils	 down	 to	

authenticity	and	hard	work.	

It	is	imperative	that	any	strategy	is	authentic	to	the	local	population	or	there	

will	be	little	buy	in	or	support	from	locals.	At	the	same	time,	any	strategy	must	be	

beneficial	 to	 the	 entire	 community	 in	 a	 variety	 of	ways	 or	 there	will	 be	 difficulty	

convincing	city	leaders	and	stockholders	to	give	their	support.	

	 I	 spoke	 with	 Cheryl	 Ford,	 a	 woman	 instrumental	 in	 revitalizing	Winnsboro,	

Texas,	a	small	community	of	about	3,500	people	northwest	of	Sulphur	Springs,	who	

explained	rural	living	like	this:	people	in	small	towns	just	have	to	work	harder,	have	

outstanding	customer	service	and	relationships,	and	the	community	needs	to	make	

a	 good	 reputation	 for	 itself.	 She	 has	 found	 that	 at	 least	 two	 or	 three	 passionate	

people	are	needed	who	are	willing	to	put	their	necks	out	and	inspire	others	to	join	

in	 the	 effort	 of	 reviving	 their	 community.	 They	 need	 to	 be	 willing	 to	 work	 for	

nothing	and	have	a	vision.	“You	have	to	find	out	what	 it	 is	that	draws	people	back	

time	and	time	again,”	it	is	not	enough	to	have	businesses	downtown,	they	need	to	be	

good,	quality	businesses.	There	needs	to	be	something	offered	for	everyone	and	the	

niches	filled,	“every	small	town	needs	a	great	coffee	shop.”	

	 Having	 a	 strong	 arts	 community	 that	 offers	 diverse	 opportunities	 for	 visual	

arts,	performance	arts,	and	music	has	a	large	effect	on	the	participation	of	locals	and	

the	 number	 of	 visitors	 to	 a	 community.	 As	 seen	 in	 Sulphur	 Springs,	 which	 hosts	

numerous	events	on	the	plaza	throughout	the	year,	the	number	of	participants	has	

increased	since	the	courthouse	underwent	restoration	in	the	early	2000s.	By	using	a	

large	preservation	project	to	start	the	revitalization	process,	residents	and	business	

owners	have	a	constant	visual	showing	a	positive	result,	often	 inspiring	 their	own	
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efforts	 to	 improve	 individual	 property,	 surrounding	 buildings,	 and	 infrastructure.	

By	providing	events	and	entertainment	(a	reason	for	people	to	be	downtown)	more	

interest	will	be	given	to	the	businesses	and	provide	a	reason	for	extended	hours	and	

services.	

	 Mineral	 Wells	 is	 in	 the	 beginning	 stages	 of	 taking	 on	 a	 large	 preservation	

project	with	 The	 Baker	 Hotel,	 and	 people	 are	 enthusiastic	 about	 the	 change	 they	

believe	it	will	bring.	When	the	future	was	unknown,	there	was	an	unwillingness	to	

put	 effort	 into	 the	 downtown,	 and	 the	 community	 suffered	 economically	 and	

culturally	as	a	result.		

	 Coleman	feels	the	effects	of	rural	small	 living	more	than	Sulphur	Springs	and	

Mineral	Wells.	But	with	younger	people	moving	 in	with	a	passion	 for	 the	arts	and	

heritage	and	the	desire	to	see	the	town	prosper,	more	energy	is	felt	downtown.	

	 While	not	all	of	the	success	indicators	are	applicable	in	every	situation.	Each	of	

the	 case	 studies	 exhibited	 some	measures	of	 success.	 Some	of	 these	 are	 the	 fuzzy	

indicators	 such	 as	 how	 pretty	 the	 downtown	 looks	 or	 how	 vibrant	 it	 may	 seem.	

While	these	are	very	real	things	that	people	value,	they	are	not	the	best	measures	of	

successful	revitalization.	Those	who	I	spoke	to	in	both	Sulphur	Springs	and	Mineral	

Wells	noted	that	self-esteem	was	a	huge	factor	and	has	been	 improved.	While	this	

also	falls	under	the	fuzzy	indicators,	it	was	something	I	heard	over	and	over	as	one	

of	the	most	important	factors	in	a	community’s	success.	Ordinances	and	incentives	

can	 be	 enacted	 or	 organizations	 can	 be	 created	 but	 if	 no	 one	 is	 invested	 in	 their	

outcomes,	 they	 still	 will	 not	 succeed.	 Sulphur	 Springs	 and	 Coleman	 have	 greatly	

added	to	downtown	businesses,	many	of	which	offer	retail	and	service	jobs.		

	 I	went	 into	 this	 research	believing	 I	would	 find	overwhelming	 evidence	 that	

arts,	culture,	and	historic	preservation	are	widely	supported	as	revitalization	tools,	

and	prove	successful	more	often	than	not.	What	I	found	was	that	while	they	are	not	

necessarily	unsupported,	they	are	often	not	a	priority	or	thought	of	as	a	catalyst	for	

growth.	 Instead,	 these	 strategies	 fit	 into	 other	 efforts,	 or	 they	 are	more	 of	 a	 side	

effect.	 However,	 those	 that	 do	 lean	 toward	 arts	 as	 a	 primary	 tool	 are	 extremely	

passionate	and	vocal.	Above	all	else,	no	matter	what	type	of	program	or	event	is	put	

in	place,	it	will	only	succeed	if	it	has	the	support	of	business	leaders	who	have	some	
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of	 the	 most	 powerful	 voices	 in	 the	 community.	 If	 they	 are	 opposed	 then	 getting	

projects	off	the	ground	will	be	difficult.	It	is	hard	to	bring	change	to	those	who	have	

weathered	the	urban	migration	and	kept	smaller	communities	operational.	

	 I	was	surprised	to	hear	from	more	than	one	person	who	has	recently	noticed	

a	shift	back	to	smaller	towns.	People	are	actually	leaving	urban	areas	in	favor	of	

more	rural	areas,	which	offer	shorter	commutes,	a	more	reasonable	cost	of	living,	

safety,	and	more	relaxed	lifestyle.	Perhaps	small	rural	towns	will	find	their	niche	by	

offering	something	new	for	some	and	something	familiar	for	those	moving	back.	
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