Designs That Preserve
Dollars:

Case Studies Iin Historic Rehabilitation Tax
Credits


Presenter
Presentation Notes
There are a number of tax schemes that can assist property owners with rehabilitation of a historic property. Today we will look at two programs that provide incentives to taxpayers in South Carolina for re-using historic buildings.









Architects should know about these programs because they:

	-encourage redevelopment of communities

	-opportunity to work with high-profile/signature properties for a community

	-spur economic growth

	-encourage employment of architects

	-increase spending limits of clients 

	-more challenging and creative projects






AIlA Disclaimer

The South Carolina State Historic Preservation Office is a Registered Provider with the
American Institute of Architects Continuing Education Systems. Credit earned on
completion of this program will be reported to CES Records for AIA members.
Certificates of Completion for non-AlA members are available on request.

This program is registered with the AIA/CES for continuing professional education. As
such, it does not include content that may be deemed or construed to be an approval or
endorsement by the AlA of any material of construction or any method or manner of
handling, using, distributing, or dealing in any material or product. Questions related to
specific materials, methods, and services will be addressed at the conclusion of this
presentation.



Presenter
Presentation Notes
This is the standard Disclaimer that AIA wants us to read.


Learning Objectives

At the conclusion of this program participants
should understand the following about Historic
Rehabilitation Tax Credits:

» Types of projects that qualify

» Application steps

» Design Review Standards for projects


Presenter
Presentation Notes
In this presentation we will cover:

	-What types of projects qualify for the Federal and State Credits

	-How applications are filled out

	-Standards and guidelines for design






The Basics

Is your rehabilitation project a:

v" Historic Building
v" Substantial Rehabilitation
v Certified Rehabilitation


Presenter
Presentation Notes
There are two main historic rehabilitation Tax credits for South Carolina:

	- Federal credit for Income-Producing Properties

	- State credit for Owner-Occupied Housing



The process for both is roughly the same, although there are some technical differences. 



The Basics are divided into these three categories:

	-The building must be historic

	-It must be a substantial rehabilitation (must meet minimum spending thresholds)

	-The rehabilitation work must be reviewed by the State Historic Preservation Office


State Tax Credit

Property type: Owner-Occupied Residential

How much: 25% credit on SC State Income Taxes
Must spend: $15,000 over three years

What counts: Exterior, utilities, structural, plaster,

energy-efficiency work, and architectural
fees


Presenter
Presentation Notes
The State tax credit for homeowners is for Owner-Occupied Housing



Credit = 25 % of ‘Rehabilitation Expenses’

so How much you spend determines the amount of the credit



You take credits in equal installments over 5 years (unused credit from each installment may be carried forward for up to 5 years)



Any additional work done while credit is claimed (up to 5 years) must also be reviewed



Eligible expenses include----- Exterior, utilities, structural, plaster, energy-efficiency work, and architectural fees






Federal Tax Credit

Property type: Income-Producing
How much: 20% credit on Federal Income Taxes
plus

10% credit on SC State Income Taxes

Must spend: Adjusted Basis for the property

What counts: Exterior and interior building work and

architectural fees


Presenter
Presentation Notes
Federal credit is for INCOME-Producing properties



Credit = 20% of “Rehabilitation Expenses”



Plus a 10% piggy back credit on SC state income taxes



The state credit must be claimed in equal installments over a 5 year period



Eligible expenses include ---- exterior and interior work on the building and architectural fees






Historic Property?

National Register

of Historic Places

» Listed Individually
» QOutbuilding that Contributes to Historic Property

» Contributes to a Listed National Register District
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Presentation Notes
The first category:

Is  your building a historic property?



Your building must be one of the following  (as defined by the law):

listed individually in the National Register of Historic Places, 

contributing to a listed National Register historic district, 

an outbuilding that contributes to the significance of a property listed in the National Register. �

For the State Credit (Homeowner) project may qualify if determined individually eligible but not yet listed. 



***how do you know if your property is listed on the National Register? (next slide)


Research

SCDAH - Microsoft Internet Explorer = =
File Edt \Wiew Favorites Tools Help | :,'
€ Jalud ol = B \ﬂ lﬂll ;\| | /.__ Search ‘I"I: Favorites 6f6| - ‘_} - " ﬁ ‘:i
Address I-Ej hkkp: e nationalregister, sc,gov florence/S 10817721003 inde:x. htrm Ll a0
Y_’ - £-| _:”Search Web |-|'Ev @lv | (=] Mal = @My Yahoo! @ Personals = E_ﬁ Shopping  + éGames - @ Music = Answers - 23 |Links

s

South Carolina Department of Archives and History
MNational Register Properties in South Carolina

Erowntown, Florence County (5.C. Hwy 341, Johnsonville vicinity)
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Browntown is a unique collection of buildings reflecting the selfsufficient way of life practiced by several generations of the Brown family during the nineteenth and early
twentieth centuries. Moses Brown and his son and grandsons were self-sufficient farmers who operated their own brick kiln, grist mill, lumber mill, cotton gin, retail and
wholesale mercantile business, and school. The property nominated contains the eleven remaining Browntown buildings, including the cotton gin building, three
residences, the school, a tobacco barn, and several outbuildings. Architecturally, these buildings, which include examples of both log and frame construction, reflect the
building technologies of the nineteenth and early twentieth centuries. In addition, the cotton gin building, which was built on the site, is significant in the field of
engineering. The buildings at Browntown are grouped in two complexes, one group adjacent to the road and the other across the fields around the cotton gin building. The
rustic character of the frame buildings, the weathered wood, and the plowed fields establish a distinct rural character that unifies the complex. Listed in the National
Register June 28, 1932

“Yiew the complete text of the nomination form for this Mational Register property.

Most National Register properies are privately owned and are not open to the public. The privacy of owners should be respected. Not all properies retain the same integrity aswhen originally documented and
listed in the Mational Register due to changes and maodifications overtime.
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Presentation Notes
South Carolina National Register listings are available online

Search by county

Full nomination

Maps of the district boundaries

Photographs


Spending Requirements?

Federal
» Spend the Adjusted Basis

State

»Spend $ 15,000 + on qualified
expenses In three years
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Presentation Notes
The 2nd category:

Will your rehabilitation project be substantial? 



Federal – must spend the Adjusted Basis

State (homeowner)- must spend more than $15,000 within a 36-month period









******EXAMPLES on the following page


$ 100,000 (purchase price)
- 20,000 (value of land)

$ 80,000 (adjusted basis)

In this example, to be "substantial" the rehabilitation
expenses would have to exceed $80,000.

$ 80,000 (purchase price)
- 20,000 (value of land)
+20,000 (capital improvements)
- 40,000 (depreciation)

$ 40,000 (adjusted basis)

In this example, to be "substantial" the rehabilitation
expenses would have to exceed $40,000.


Presenter
Presentation Notes
The following examples are in the Income-producing Tax Credit brochure in your handouts:

Examples for Calculating the Adjusted Basis:



.....for a building that was recently purchased

$ 100,000 (purchase price)�  - 20,000 (value of land)�----------------�$   80,000 (adjusted basis)

In this example, to be "substantial" the rehabilitation expenses would have to exceed $80,000.



.....for a building that has been owned for a long time

$ 80,000 (purchase price)�- 20,000 (value of land)�+20,000 (capital improvements)�- 40,000 (depreciation) �--------------�$ 40,000 (adjusted basis)

In this example, to be "substantial" the rehabilitation expenses would have to exceed $40,000.




Certifled Rehabilitation?

Review

» Application must be made to the State Historic

Preservation Office

» Proposed plans must meet
the Standards for
Rehabilitation

» Thirty (30) day review
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Presentation Notes
The last of the three categories, your project has to be certified.



Application must be made to the State Historic Preservation Office



Plans for the rehabilitation project must be reviewed by the State Historic Preservation Office (SHPO) to ensure that all work respects the historic character of the building while allowing for reasonable changes to meet today’s needs. 

Federal– plans certified by the National Park Service (our office makes recommendations to NPS)

State – plans certified by SHPO



All project work---including expenses that are not eligible for the credit—must meet the Secretary of the Interior’s Standards for Rehabilitation. 

There is no partial credit. Projects are reviewed as an entire package for a historic property.



When the rehabilitation is completed, the completed project must be verified that it is consistent with the previously approved proposal.�

Please note:  This is a separate review from the local BAR

(Generally) 30 day review – depends on the nature of the project, each project is unique.  If you are proposing routine work (repainting, repairing roof) then may be shorter. If you are proposing an addition that will require review from the Design Review Committee, it may take longer.  


Application Process

Three Parts for Both Programs:

1. Verify Historic Property

2. Proposal and Review of Work Plans

3. Certification of Completed Work


Presenter
Presentation Notes
You apply to our office in Three parts:



 


Part 1

Is It a Historic Structure?
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Presentation Notes
In the first part of the application we want to determine if the property is:

	-Historically significant 

		and

	-Whether it retains integrity from the historically significant time period

Both forms ask for a statement of significance (history) and a description of the physical appearance of the property (what you currently see)


Part 2

Will the proposed work meet the design review standards?
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Presentation Notes
Description of the proposed work



Each form asks you to describe work by each feature by:

	-Describing the feature and stating its current condition (where it is and why it needs rehab)

	-Describing the rehab work for that feature (what work will be done and how it will be carried out) 



Good, quality photographs will accompany the descriptions and should be cited by descriptions



Architectural plans or sketches should accompany this part of the application



There is a process for changing/adding items to the proposal while the project is in progress, but it is best to submit a proposal for everything that you imagine could be part of the project.



For the State Credit everything that you will do needs to be accounted for on this form or an amendment before that work is started or it could jeopardize your entire application.



***SHORT EXERCISE NEXT**

FILLING OUT PART 2


Application Exercise

Pick one of the following photos.
Describe the condition that you see.

What treatment is needed and

how will it be carried out?



Presenter
Presentation Notes
In your handouts you have a copy of the Federal Part 2 form. Now, we want you to fill out a description and brief work proposal for one of the features in the following photos. 



Remember, you need to describe what you see first (place that on the left side) 

	and then propose a treatment on the right side (including how it will be done) 



Take a minute or two to fill out the box on the form and be ready to share it with the group.



Pick a few to share and then show the following two slides to provide poor and well-done forms.


Application Exercise
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This example is NOT a good description

This sample application is attempting to describe Brick Cleaning, Brick Re-pointing, and Window Rehabilitation


Application Exercise
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This is a good example. Good descriptions do not have to be long.


Part 3

Was the work completed as proposed and meet the standards?
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Presentation Notes
Was the work done according to the Standards or as proposed?

This is where you will:

	-Determine the “placed in service date”

	-Provide photographs of the completed project (should correspond to the set photos submitted with proposal)

	-Report expenses 

		Rehabilitation costs vs. Total Project (non-rehab costs)

We may ask to visit the property to view the completed work

Our office certifies that the work was done according to the Standards. The IRS and Dept. of Revenue check expenses if you are the subject of an audit. 


Review Standards

» Ten guiding principles that focus on preserving the
historic importance of a property.

» More specific guidelines have been adapted to meet
these standards.

» Each project is different, every property is unigue.
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Presentation Notes
The Secretary of the Interior’s Standards for Rehabilitation are the basis of the review for the proposed work



These are 10 guiding principles that focus on preserving the historic importance of a property

More specific guidelines have been adapted to meet these standards



Each project is different, every property is unique



Now, I will briefly go over the 10 guiding principles

 


Standard 1

Use the property for
Its historic purpose
or a new use that
requires minimal
changes.
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Presentation Notes
Use the property for its historic purpose or a new use that requires minimal changes.

This 1920’s commercial building required only minimal changes to become a residence & studio




Standard 2

Retain and preserve
the historic
character. Avoid
altering historic
materials.


Presenter
Presentation Notes
Retain and preserve the historic character.  Avoid altering historic materials.

The stairs, floor, woodwork, walls, ceiling and space of this Victorian entry hall have not been removed or obscured
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Standard 3

Each property Is a
record of its time,
place, and use.

=}/ Changes shall not
¥ create a false sense

of development.


Presenter
Presentation Notes
Each property is a record of its time, place, and use.  Changes shall not create a false sense of development

A Victorian-style porch bracket has been added to this Craftsman Bungalow




Standard 4

Retain and preserve
historically
significant changes.

Addition


Presenter
Presentation Notes
Retain and preserve historically significant changes

The 1730 main house and the 1787 addition of this property have both been retained and preserved





Fenwick Hall in Charleston




Standard 5

Distinctive features,
finishes, and
examples of
craftsmanship or
construction
techniques shall be
preserved.



Presenter
Presentation Notes
Distinctive features, finishes, and examples of craftsmanship or construction techniques shall be preserved.

This decorative woodwork and plasterwork are unique to this historic property




Standard 6

Repair rather than
replace.
Replacement of any
missing feature shall
be based on
documentary,
physical, or pictorial
evidence.



Presenter
Presentation Notes
Repair rather than replace.  Replacement of any  missing feature shall be based on documentary, physical, or pictorial evidence.

This building storefront was altered in the 1970s and restored based on the above photograph



Top photo from 1900 – turn of the century

Left photo – 1970s from nomination

Right photo – 2001, part of tax project





**building in Columbia




Standard 7

Avoid physical or
chemical treatments
that damage historic
materials, and use
the gentlest means
possible for cleaning.



Presenter
Presentation Notes
Avoid physical or chemical treatments that damage historic materials, and use the gentlest means possible for cleaning

This interior was sandblasted to remove paint and is permanently damaged from the process 

Sandblasting removed the hard exterior of the brick and exposed the softer interior which will deteriorate faster




Standard 8

Protect and preserve
archaeological
resources at the site.



Presenter
Presentation Notes
Protect and preserve archaeological resources at the site

Avoid archaeological sites or have them properly excavated




Standard 9

Make new work
compatible but
different.



Presenter
Presentation Notes
Make new work compatible but different

The addition on the right has compatible features but is clearly marked as new



This is the rear of the building, most appropriate place for the addition

“hyphen” separates historic building from new addition, allows for minimal damage/alteration to historic materials

This was part of a Federal project, not in S.C.

Meets the Standards




Standard 10

New construction
should be reversible.



Presenter
Presentation Notes
New construction should be reversible

This partition has been added to create a new office but can be removed by later tenants




Federal Case Studies

State Historic Preservation Office
South Carolina Department of
Archives & History

gall 8310 Parklane Road

Bl Columbia, SC 29223-4905



Presenter
Presentation Notes
This is the brochure for the Income Producing Tax Credit that you will find in your handouts.



I will go over a couple successful Federal Tax Credit projects


Kress Building, Columbia

Historic Use: Retail and Office Space
Intended Use: Retail and Rental Residential

NR Listing: Individually Listed


Presenter
Presentation Notes
This first project is what every design professional and developer should hope for a rehabilitation project. 

It has been extremely successful and is a cornerstone for the revitalization of Downtown Columbia. 



The building was built by the Kress company in 1934 as a five-and dime store. You can see that its tile façade and art deco metal awning set it apart from the rest of the block. Originally it was retail and office space. 



Downtown Columbia has always had a commercial and business feel to it with little residential. The developer wanted retail space that would fed the residential units rented above. So, coffee shop and apartments.



The exterior was preserved: tile repair, awning repairs, window repair, storefront windows repaired and original doors retained.

A new sign was added in a way that is compatible with the original signage.





Main Street just around the corner from Marriot


Kress Building, Columbia

s -Significant Tile Fagade

-Open Interior

-Decorative Columns and
Ceiling



Presenter
Presentation Notes
On the interior the focus was on retaining an open feel to the space and keeping the decorative columns exposed. 

All of the partitions in the primary space of the main level are removable and read as inserts.


William Aiken House, Charleston

Historic Use: Residential
Intended Use: Hotel and Conference Facility
NR Listing: Contributes to Charleston NR District & NHL


Presenter
Presentation Notes
This is a good project to look at for a number of design issues that routinely come up during reviews.



This was built as a residence in 1811 and the owner planned to rehabilitate the building as a conference rental facility. 



The property contributes to the Charleston Historic District but is also a key property for a National Historic Landmark District. So, it has an added level of significance that has been recognized.


William Aiken House, Charleston

T RECEIVED

PHOTOGRAPH SURVEY APRIL 2002

WILLIAM AIKEN HOUSE MAY 2 0 2002
CHARLESTON, SOETR RO sc Departma_m of
Archives & History



Presenter
Presentation Notes
Plan of the property

Good example of a photo survey



1835, 1883 and early 20th C additions are all within the period of significance for the Charleston historic district.


|II|am Alken House, Charleston

-Exterior Work listed
-Paint

-Railings

-Window and woodwork
repair

-Landscaping



Presenter
Presentation Notes
We do not give tax advice, but the items with a shadow are typically considered “rehabilitation expenses”

So, the first four items are things that routinely may be considered for the credit.


William Aiken House, Charleston




)
William Aiken House, Charleston



Presenter
Presentation Notes
Interior work focused on removing added finishes, opening boarded windows, and repairing original finishes.


)
William Aiken House, Charleston

Before


Presenter
Presentation Notes
Plaster repair


)
Willlam Aiken House, Chareston

Before


Presenter
Presentation Notes
More plaster repair


William Aiken House, Charleston

- Outbuilding rehabilitation

- New painting
- Restored slate roof

- Restored shutters

- Restored windows

- Restored Doors
- New compatible landscape
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Presenter
Presentation Notes
Work applies to any portion of the property that contributes to the significance.

This was an outbuilding rehab

Repainted

Restored slate roof

Shutters

Windows / doors

New compatible landscape




William Aiken House, Charleston

g b
L ied

- N i

. IR
D T e



Presenter
Presentation Notes
Today many people favor a stripped down appearance (exposed brick), but historically almost every space was “finished” with plaster, whitewash, paneling, or paint. So, removing plaster or finishes does not meet the Standards for Review.



Work with what you have versus Introducing a new treatment



You are not required to rehabilitate something in the building, but if you do rehabilitate it then it needs to be historically accurate or compatible.

At this property the whitewash had worn away so they were not required to restore it.


William Aiken House, Charleston
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Presenter
Presentation Notes
Much of this restoration was based on historic photographic evidence.

These photos helped establish when certain features were introduced to or were taken from the property.

	-Gate photo from c1925, it was removed by 1929 and placed behind the Gibbes Art Museum.

	-The photo on the right shows that the window sashes changed between the 1920s and 1940s.

	-Both sets of photos show that there was no railing and deck on the 3rd story piazza by the 1920s although there is a doorway 	leading there.




William Aiken House, Charleston

J-da, Enlarged detail of lefl pertion of J-1.



Presenter
Presentation Notes
This view of Charleston ca. 1865 was published in a book during the rehabilitation project. The architect noticed that part of the view includes this property from the correct angle to see the 3rd floor piazza.



It is possible to see a simple railing and to judge the proportion of the posts and balusters. 


Willilam Aiken House, Charleston
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Presenter
Presentation Notes
Based on the photographs the architect submitted an amendment form and drawings to restore the railing.


William Aiken House, Charleston



Presenter
Presentation Notes
You can see the railings restored, the new ridge caps on the roof, and a new gate based on the original at the Gibbes Art Museum.


Federal Case Studies
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State Case Studies

Tax Savings for
Owners of
Historic Homes

South
Carolina
A es

& History

Center

Srate Histerlc Preseratian Office
South Carofina Departrnent of
Archives & History

Hisioi 2 Himrace 5201 Parklane Road

For Al Generathnes Calumbia, 5C 29223-4905



Presenter
Presentation Notes
This is the brochure for the Homeowner Tax Credit that you will find in your handouts.



Highlight a couple examples of homeowner tax credit projects




L]

2304 Park Street, Columbia

-
<

Historic Use: Residential
Intended Use: Owner-Occupied Residential

NR Listing: Contributes to EImwood Park NR District


Presenter
Presentation Notes
This is an example of a relatively small project. Mostly cosmetic changes, some structural damage.

It has always been residential and would remain so at the end of rehab. 



The significance of the house is as part of district. At the beginning of the project it did not contribute to the district b/c of the siding. We do revisit eligibility as the first part of the application.




2304 Park Street, Columbia

-Remove artificial siding and repair damage from insulation
-Repair front porch railing
-New insulation in attic and floors

-Reconstruct back porch


Presenter
Presentation Notes
Some of the proposed work included:



Remove artificial siding and repair damage from insulation

Repair front porch railing

New insulation in attic and floors

Reconstruct non-historic back porch



Reconstruction of the non-historic back porch does not qualify as an expense but must be reviewed to make sure it will not compromise the historic integrity.
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Presenter
Presentation Notes
One of the specifications that we asked about for the siding restoration was whether a corner board would be reintroduced. 



Artificial siding obscures details and changes transitions between exterior fields (windows doors, etc.)



Note the insulation coming out of the walls, mold

Insulation in frame wall construction not recommended, holds moisture and damages other historic materials around it



Design of storm windows

If you did decide to add storm windows, this is how we would like to see them

Color matches trim

Have dividing bar where meeting rail meets on the window




2304 Park Street, Columbia

¢



Presenter
Presentation Notes
The restored siding is more narrow than the artificial.

 Note the similar width on the house in the background. 

Simple railing design for front porch.



Rarely do we recommend copying features of other historic properties but

Since these homes were built at the same time by the same builder

The siding on the neighboring home was used as a guide

We felt in this case it was appropriate






15 Lamboll Street, Charleston
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Historic Use: Residential
Intended Use: Owner-Occupied Residential

NR Listing: Contributes to Charleston NR District


Presenter
Presentation Notes
This is a much larger project. 

Again historically residential and intended to be an owner-occupied residence.

A signature property in a district and on a corner lot; two public faces.


15 Lamboll Street,
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- Re-point all deteriorated mortar in brickwork
- Repair exterior stucco by patching

- Re-point brick piers and even out foundation


Presenter
Presentation Notes
Some of the proposed work included:

Re-pointing deteriorated mortar

Repairing exterior stucco



Important to match the mortar composition to the historic mortar 



Most masonry before 1900 was constructed with lime-based mortar rather than Portland based cement and patching with the latter may further deteriorate historic brick 
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-Shutter repair and restoration
-Repair roof slates
-New gutters

-Scrape, repair, and paint wood
doors, windows, and trim



Presenter
Presentation Notes
Work also included:

Shutter repair and restoration

Repair roof 

New gutters

Hand scrap, repair and paint wood windows, doors and trim




15 Lamboll Street, Charleston
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- Historic plaster repair - New electrical system
- Attic Insulation - New plumbing system

- Floor plan changes - New HVAC system


Presenter
Presentation Notes
Restored historic plaster

Added insulation in the attic

Updated all the utilities

Proposed floor plan changes with an addition



Important to retain the configuration of historic spaces

Primary versus Secondary space. 

Primary spaces are main spaces of the house 

Put additions in secondary spaces


15LamboIIStreet Charleston

-New one-story addition
-Landscape changes

-New garage



Presenter
Presentation Notes
The floor plan change and addition were concentrated in a secondary space of the house, however this side of the house is visible from the street.



This was successful because the Scale of the new work doesn’t compete with historic building



It is not incorporated into an existing roof (it reads as a separate structure or addition)



New work needs to be compatible but distinctive from the historic fabric. 



Rather than imitating the old windows or having a wall of full-length windows

	-the project was designed with louvered shutters at the head and foot of new windows

	-addition on second story porch used louvered shutter design to give the appearance that the porch was still open

	-louvered shutters compatible from historic precedent 


15 Lamboll Street, Charleston

Before


Presenter
Presentation Notes
More photos of the before and after with the addition
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State Case Studies
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Other Incentives

» Local Property Tax Special Assessment
» Abandoned Textile Properties Credit
» Low Income Housing Credit

» Non-Historic Federal Rehabilitation Credit


Presenter
Presentation Notes
Please visit our website for more information regarding these other incentives.  The website has the most up-to-date information.


Remember

Contact the
State Historic Preservation Office

early in the process !!!

Dan Elswick Kim Robinson
(803) 896-6174 (803) 896-6199

elswick@scdah.state.sc.us krobinson@scdah.state.sc.us


Presenter
Presentation Notes
Remember…. Contact the SHPO early in the process!!!


What Final Questions Do You Have
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