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Federal and State Historic Preservation
Tax Credits

Why are historic buildings gettingmore attention?



Historic Preservation as an Economic Generator
Over the past several decades, due to investment spurred by federal and state tax credit programs as well as increased property values resulting from enforcement of local ordinances, historic preservation has become a critical economic development tool.

Source: “Federal Tax Incentives for Rehabilitating Historic Buildings: Statistical Report and Analysis for Fiscal Year 2013”, NPS



Federal Historic Preservation Tax Credit
• 20% federal tax credit for rehabilitation of incoming producing properties that are listed in the National Register of Historic Places

• No annual cap or application deadline
• Administered by National Park Service in partnership with IRS
• Requires conformance with the Secretary of the Interior’s Standards for Rehabilitation



Ohio Historic Preservation Tax Credit
• 25% state tax credit for rehabilitation of incoming producing properties that are listed in the National Register of Historic Places or are designated as local landmarks

• Competitive program
• Total of $60 million awarded annually in two rounds ($30 million per round)
• Administered by Ohio Development Services Agency
• Requires conformance with the Secretary of the Interior’s Standards for Rehabilitation



Historic Preservation Tax Credits
• Federal program has no established end dates, so review of “federal only” projects can take as long as necessary to ensure a recommendation for approval.
• Review of projects submitted under state program must be completed within fifteen weeks of application deadline.

• Limits the amount of consultation between applicant and SHPO
• Vast majority of projects seek both state and federal tax credits, pushing a high percentage of reviews into two compressed state review periods each year



The Secretary of the Interior’sStandards for Rehabilitation
Helpful guidance for the successful rehabilitation of historic buildings 





Standards for Rehabilitation
• Ten common sense principles emphasizing: 

– Preservation of historic character
– Repair rather than replacement 
– Compatibility of alterations 

• Apply to all types of historic buildings
• Pertain to exterior and interior features and spaces
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Standard 1 - Find a compatible use.



Standard 2 - Preserve historic character



Standard 3 - Don’t create a false sense of history



Standard 4 - Preserve additions that have gained significance



Standard 5 - Preserve distinctive features



Standard 6 - Repair rather than replace.  Match closely if repair is not possible



Standard 7 - Do not cause damage to historic building materials



Standard 8 - Protect significant archeological resources 



Standard 9 - Ensure that additions are compatible



Standard 10 - Ensure that additions are reversible



Additional Information
• Ohio State Historic Preservation Office: http://www.ohiohistory.org/state-historic-preservation-office
• Secretary of the Interior’s Standards for Rehabilitation and Illustrated Guidelines for Rehabilitating Historic Buildings: http://www.nps.gov/tps/standards/rehabilitation/rehab/stand.htm



What is the review process at the State Historic Preservation Office?
Federal Tax Credit Application



Application Part 1Evaluation of Significance
• Is this a Certified Historic Structure?

• Individually listed on the National Register of Historic Places
• Listed as contributing to National Register historic district
• Contributing to a Certified Historic District



Part 1 Submission Requirements
• Descriptions of appearance and significance
• Labeled before-rehab (and current) photographs

– Photo number, building name and address
– Brief description of view being shown
– Month and year photo was taken

• Photo key
• Historic district map with building located
• Two copies of everything



Part 2 Submission Requirements
• Narrative describes before-rehab conditions and all intended work 
• Labeled and keyed “before” photographs of all areas of the building and site
• Drawings (pre-rehab and after rehab)
• Other necessary information such as specifications, product data, window information, models, renderings, etc.
• Two copies of everything



Amendment



Part 3Certification of Completed Work
• What have you done to the property?
• Does it match with the Part 2 narrative?

• Does it match any previously submitted amendments?
• Has everything been completed?
• Five year look-back period



Part 3 Submission Requirements
• Labeled “after” photographs of all areas shown in the Part 2 “before” photographs
• Evidence that all Part 2 Conditions were met
• Explanation (via an Amendment) of any variations from the approved project 
• Two copies of everything



Local Design Review
Working With Local Historic Preservation Commissions



• Participants will learn how and why local Historic Preservation Commissions can and should coordinate with the local building department in regards to OBC section 3409 and RCO section 113.

Objective



Local Ordinance
• Enabling Ordinance for Historic Preservation Commission

• Establishes Commission
• Procedure for designation
• Procedure for design review

• States that local public policy supports historic preservation



Local Preservation Laws
• Euclid v. Ambler Realty Co.

• Affirmed municipal right to zoning laws
• District-based historic preservation

• Charleston, 1933
• New Orleans, 1936

• Tool against urban renewal
• German Village Commission, 1960



Penn Central v. New York
• Affirmed legality of designation
• Affirmed legality of design review
• Established process

• Due process
• Avoiding takings



Commission Process
• Designation

• Is the property historic?
• Design Review

• Responds to applications
• Does not design projects

• Outreach
• What can property owners expect?



Commission Considerations
• Property significance
• Design Guidelines and ordinance standards
• Exterior of buildings

• Additions
• Alterations

• Site of buildings









How Commissions View Code
• What information are you looking for?

• Code-specific definitions
• Compliance with all aspects

• What helps your decision making process?
• Special aspects that must be considered
• Keeping what makes the property historic



Definitions: Historic Building
1. Listed or preliminarily determined to be eligible for listing in the “National Register of Historic Places”; or 
2. Determined by the secretary of the U.S. department of interior as contributing to the historical significance of a registered historic district or a district preliminarily determined to qualify as an historic district; or 
3. Designated as historic under a state or local historic preservation program that is approved by the U.S. department of interior.



Applicability – Life Safety
• The provisions of this code relating to the construction, repair, alteration, addition, restoration and movement of structures, and change of occupancy shall not be mandatory for historic buildings where such buildings are judged by the building official to not constitute a distinct life safety hazard. 



Applicability - Accessibility
• These provisions shall apply to buildings and facilities designated as historic structures that undergo alterations or a change of occupancy, unless technically infeasible. Where compliance with the requirements for accessible routes, entrances or toilet facilities would threaten or destroy the historic significance of the building or facility, as determined by the applicable governing authority, the alternative requirements of Sections 3411.9.1 through 3411.9.4 for that element shall be permitted.



Outreach to Commissions
• Talk with the local Historic Preservation Commission

• Regular meetings
• Information on changes to code

• Identify areas of conflict
• Help them understand what you need
• Understand contractors and developers



ADA is compatible with historic buildings
Sample Projects


