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FDIC Attention: Robert E. Feldman

Re: Community Reinvestment Act: Interagency Questions and Answers Regarding Community Reinvestment
To whom it may concern:

This letter responds to the request for comments issued on September 8, 2014 by the Office of the Comptroller of
the Currency, the Federal Reserve System and the Federal Deposit Insurance Corporation (“the Agencies™) on
proposed changes to the Community Reinvestment Act (“CRA”) Questions and Answers document (“Proposed
Changes™). The views expressed herein represent the recommendations of the National Trust for Historic
Preservation, the Historic Tax Credit Coalition, the National Trust Community Investment Corporation, the
National Main Street Center, Inc. and over 150 supporting organizations and institutions across the country. (See
related sign-on letter.)

We generally support the Proposed Changes and urge the Agencies to adopt more specific guidance and examples
of when bank investments in the federal Historic Tax Credit (“HTC”) would qualify for CRA credit.

Background
The National Trust for Historic Preservation (“National Trust”) is a privately-funded non-profit organization

chartered by Congress in 1949. With headquarters in Washington, D.C.; 13 field offices; 27 historic sites; 746,000
members and supporters; and partner organizations in 50 states, territories, and the District of Columbia; the
National Trust works to save America’s historic places and advocates for historic preservation as a fundamental
value in programs and policies at all levels of government.

The National Trust Community Investment Corporation (“NTCIC”) is a for-profit subsidiary of the National Trust
that provides equity and debt to real estate projects that help revitalize low- and moderate- income (“LMI”)
communities. NTCIC has partnered with over 15 corporate investors to deploy capital generated by federal and
state historic, new markets, low income housing and solar tax credits. Since 2000, NTCIC has placed more than
$785 million in gross equity and debt to help finance 104 projects with total development costs of $2.6 billion.
NTCIC is also a certified Community Development Entity that has received $413 million in new markets
allocations from the Community Development Financial Institutions Fund of the US Treasury. NTCIC has
completed 60 transactions that combine the use of federal historic and new markets tax credits.

The National Main Street Center, Inc. (“NMSC”) is a non-profit subsidiary of the National Trust committed to
preservation-based community revitalization. For the past 34 years, the NMSC has equipped more than 2,000
communities with a 4-point organizing framework to preserve and revitalize their traditional downtowns and
commercial districts. The affiliated Main Street organizations that make up the Main Street Network have
rehabbed more than 246,000 buildings, produced $59.6 billion in investment, and created 502,728 jobs.

The Historic Tax Credit Coalition (“HTCC”) is an organization of historic tax credit industry participants who
have come together to develop a consensus on ways to modernize the federal Historic Tax Credit. Its members are
tax credit syndicators, investors, tax attorneys, accountants, preservation consultants and real estate developers
who use the HTC as a financing tool to promote economic development through the rehabilitation of historic
properties. The HTCC’s activities include research on the economic impact of the HTC, the development of



legislative and regulatory proposals to promote the simplification and greater use the HTC, and efforts to foster
greater communication between the National Park Service, the Internal Revenue Service and the HTC industry.

The Federal Historic Tax Credit

The federal HTC was enacted in 1981 and signed into law by President Reagan as part of an economic stimulus
package. The larger bill lowered corporate taxes and sought to inject capital into the real estate market. The
specific purpose of the HTC was to even the playing field between urban rehabilitation and new construction in
suburban areas. The concern was that urban centers, already in a steep economic decline, would suffer further
economic erosion if there was not an offsetting federal incentive to rehabilitate existing older buildings. The
policy underpinnings of the HTC were reaffirmed by Congress as part of the 1986 tax reform act that made the
current form of the 20% HTC a permanent part of the tax code.

Based on research by Rutgers University’s Center for Urban Policy Research, since its inception, $21 billion in
HTC credits certified by the National Park Service (“NPS”) have helped finance the rehabilitation of 39,800
properties and leveraged $109 billion in total investment.! The HTC has generated 2.4 million jobs and $36.5
billion in federal, state and local tax receipts. NTCIC has used NPS address data on the 9,792 HTC transactions
certified between 2001 and 2013 to document that 84% were located in LMI income census tracts.” A survey of
NTCIC’s HTC investments since 2000 has shown that nearly 100% are in designated federal, state or local
economic development districts. Fifty-one percent of all HTC projects have provided market rate, mixed-income
or low income housing. A total of 448,056 housing units have been developed or retained over the life of the
program of which 27% have been affordable units.?

NTCIC’s analysis of the same NPS database also shows that most HTC projects and investments are sponsored by
small businesses. Forty-four percent of all certified historic rehabilitations over the past 13 years have had total
development costs of $500,000 or less. Fourteen percent have had costs of $500,000 to $1 million. While there
are no data available on the net worth or annual gross revenues of the project sponsors, NTCIC’s twenty-one HTC
investments in projects with $2 million or less in total development costs have all been to small non-profit and
for-profit real estate entrepreneurs.

NTCIC has also used the CDFI’s online mapping program to conduct a survey of the 738 active Main Street
programs and found that 61% (448 programs) were in LMI census tracts. Of those LMI areas, 37% (273
programs) were in severely distressed census tracts with poverty rates of at least 30%, unemployment rates at
least 1.5 times the national average or incomes at or below 60% of area median income. Forty-six percent of Main
Street programs (342) are in nonmetropolitan (rural) census tracts. Because of the limited scale of Main Street real
estate, these 1-3 story buildings are best suited to accommodate the space needs of small, locally-owned and
startup businesses that cannot afford the lease rates of suburban malls and would likely qualify for SBA program
assistance. Main Street directors continue to report how difficult it is to secure bank financing for the small,
undercapitalized businesses who sponsor these projects.

General Comments

The National Trust, NTCIC, NMSC and the HTCC agree with the general direction of the Proposed Changes. We
applaud the greater emphasis placed on transactions that build wealth through job creation and retention or that
stabilize LMI areas. Several national studies have shown that federal historic tax credit projects have a strong
track record of job creation and stabilizing LMI areas. However, we think that the Proposed Changes need to go
much further to make banks comfortable that HTC transactions that produce these community impacts can qualify
for CRA. This belief is based on scores of discussions with community lending and CRA staff at financial
institutions over the years.

"Data expressed in 2014 dollars.

%Data was uploaded to the CDFI Fund’s website mapping tool to determine which addresses were in LMI (80% of median) census tracts.
Results are more accurate and current than National Park Service estimates.

3National Park Service.



Comments on Section HHTA.-—Q&A 8 .12(q)(3) -1

The Agencies propose to further clarify, under Q&A &8 .12(g) (3) — 1, the “size” and “purpose” tests, that
determine whether bank activities are qualified community development activities. The examples emphasize a
new focus on job creation and job training. We support this emphasis and believe that the location and
commercial nature of HTC projects generate quality, accessible jobs for low-income persons and LMI area
residents.

We know that historic rehabilitation creates more jobs than many more commonly used government stimulus
activities. In the Second Annual Report on the Economic Impact of the Federal Historic Tax Credit, (see attached
2013 report) David Listokin states:

[“Numerous studies conducted by Rutgers University throughout the country have shown that a $1
million investment in historic rehabilitation realizes a markedly better economic effect in many
places in the United States with respect to employment, income, Gross State Product and state-local
taxes compared to a similar increment of investment in an array of residential and nonresidential
new construction (including building highways--a stimulus favorite) or $1 million in investment in
an array of important business activities such as manufacturing (e.g. machinery or automobile) and
services (e.g. telecommunications)”.]

We also support the Agencies’ inclusion of the example of “federal, state, local or tribal economic
development initiatives,” however, we would suggest the following edit (in bold and italics) to assist
banks in qualifying HTC activities:

[“. . . or (2) Federal, state, local or tribal economic development initiatives that include provisions
for creating or improving access by low — and moderate — income persons to jobs, affordable
housing, financial services or community services, or activities in such districts that are consistent
with plans that revitalize or stabilize the LMI area by attracting new, or retaining existing,
businesses or residents.”]

To provide consistency throughout the Q&A on this point, we would also suggest a change to the existing Q&A
8§ .12 (h) — 8. Section .12(h) — 8 provides two methods of determining a “primary purpose of community
development.” The first test is a dollar test in which a “majority” of the investment or loan provided must be
allocated to community development purposes to be deemed qualified for CRA. The second test is much more
nuanced, but does state that activities that support a “community action plan” where the intent is “primarily one or
more enumerated community development purposes,” is qualified for CRA credit. In our experience, banks
almost always use the easier, more quantifiable dollar test rather than the more challenging language of the second
test. We propose that the new Q&A §__ .12 (h) — 8 would read as follows (edits in bold and italics):

[“(2) if the express bona fide intent of the activity as stated, for example, in a prospectus, loan
proposal or community action plan, is primarily one or more of the enumerated community
development purposes or is consistent with the approved plan for an LMI area that is a
designated federal state, local or tribal economic development district, and has the support, in the
form of a letter or minutes of a public meeting, of the governmental agency with jurisdiction over
such a district, . . . then the requisite primary purpose may be found”.]

A recently released study entitled, The Federal Historic Tax Credit: Transforming Communities (see
attached) supports our proposed emphasis on CRA credit for activities involving the HTC that are
located in economic development districts. Completed for the National Trust by Place Economics in
June 2014, this report uses five case studies in economic development zones to show the catalytic impact
of HTC investments.

One study was done of Miller’s Court, a circa 1874 former tin box and can manufacturing plant that was
converted in 2009 to 40 housing units targeted to public school teachers and 35,000 square feet of office



space for education-related nonprofits. The project is located in Baltimore’s LMI Remington
neighborhood. The study found that prior to the completion of Miller’s Court, between 2008 and 2009,
just 2 building permits were issued in the area. After placement in service, in the period 2010-2013, a
total of 17 building permits were issued.

A second set of case studies was done on the W.P. Fuller Paint Company and the ZCMI warehouse in
Salt Lake City’s Depot District. The circa 1914 Fuller Paint property, originally used as a warehouse,
was rehabilitated in 2004 into a 68,000 square foot of office and storage space. The ZCMI warehouse,
built in 1905, was transformed in 2006 into 18 artist live/work spaces and 20,000 square feet of first-
floor gallery space. The study looked at the property values in the Depot District between 2008 and
2012. Property values city wide in Salt Lake declined 17% over this period, reflecting the great
recession, however, property values in the Depot District increased 22.5%.

To further promote a consistent understanding of the eligibility of the HTC for CRA credit throughout
the Q&A, we suggest adding an example to Q&A § 12 (t) -4 A4 as follows:

e [“Projects eligible for the federal Historic Tax Credit located in LMI areas that are also
designated federal, state, local or tribal economic development districts that have support, in
the form of a letter or minutes of a public meeting of the governmental agency with
jurisdiction over such a district”.]

Finally, we further recommend the following change Section 111 A.-Q&A_.12 (9) (3):

[“The Agencies will presume that any loan to or investment in a SBDC, SBIC, Rural Business
Investment Company, New Markets Venture Capital Company, New Markets Tax Credit-eligible
Community Development Entity or to a Historic Tax Credit-eligible project located in an LMI
area that is also a federal, state, local or tribal economic development district that promotes
economic development.”]

Comments on Section 111 C. - O&A 8§ .12 (q) (4) (iii)—4

We support the Agencies’ Proposed Changes to Q&A 8§ .12 (g) (4) (iii) — 4, related to revitalizing or
stabilizing underserved nonmetropolitan middle income areas. Many organized Main Street districts are
not in LMI census tracts, but they are adjacent to LMI areas. A new Main Street pharmacy or grocery
store may well serve both LMI and middle class residents. To add a retail example to the Proposed
Changes to this question, we would suggest an additional bullet as follows:

[“Retail facilities that serve the community including low — and moderate — income residents.”]

Comments on Section | A. Q&AS .24(d) -1

We support the position of other industry advocates who say that the primary emphasis on
assessing the CRA performance of financial institutions should be within their retail footprint.
We do not oppose greater recognition of qualified investments within a regional are statewide
geography or the recognition of eligible activities wherever a bank has depositors. But these
regional, state or national investments should not be at the expense of activities within the
institution’s retail branch network. Full-service, physical, retail bank facilities are part of the
mix of uses that make communities healthy. Meeting the credit needs of LMIs through these
branches remains important.

Conclusion
In summary, we believe that the federal HTC has a unique ability to create quality jobs
accessible to LMI residents and to stabilize or revitalize LMI communities. HTC projects create



more jobs than new construction and other widely used stimulus strategies. Eighty-four percent
of HTC transactions since 2001 have been located in LMI census tracts. Large commercial and
residential projects are typically located in designated economic development districts. Historic
properties offer affordable space for small businesses and most HTC transactions are sponsored
by small businesses especially in a Main Street setting.

We have offered above modest edits to help banks better recognize the HTC’s CRA outcomes.
Thank you for the opportunity to submit these comments on the Interagency Questions and
Answers Regarding Community Reinvestment.

If you have any questions for any of us, please don’t hesitate to contact John Leith-Tetrault who
can be reached via email at jleith@ntcic.com or via phone at 202.588.6064.

Sincerely,

Stephanie Meeks

President
National Trust for Historic Preservation

%W,m/%

John Leith-Tetrault
President
National Trust Community Investment Corporation

Patrice Frey
President and CEO
National Main Street Center, Inc.

ot VCbaz——
Patrick Robertson

Director
Historic Tax Credit Coalition
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This executive summary is based on the findings of a National Park Service-funded annual study undertaken through a
cooperative agreement with Rutgers University. The University is responsible for the content of the study.

Center for Urban Policy Research

Edward J. Bloustein School of Planning and Public Policy
Rutgers, The State University of New Jersey

New Brunswick, NJ 08901

Technical Preservation Services :
National Park Service
U.S. Department of the Interior

Washington 20240

The National Trust for Historic Preservation provided assistance in the preparation of the two case studies.

August 2014

Cover photo: Niagara Hudson Building, Syracuse, New York; photo by Ted Bartlett, Crawford & Stearns, Architects and Preservation Planners



ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

A Message from the National Park Service

Beyond the National Parks, the National Park Service through its Cultural Resources, Partnerships and Sci-
ence Programs is part of a national preservation partnership working to promote the preservation of his-
toric resources in communities small and large throughout the country. For the past 36 years, the National
Park Service, in partnership with the State Historic Preservation Offices, has administered the Federal
Historic Preservation Tax Incentives Program.

Commonly referred to as the Federal Historic Tax Credit (HTC), the HTC is designed to not only preserve
and rehabilitate historic buildings, but to also promote the economic revitalization of older communities in
the nation’s cities and towns, along Main Streets, and in rural areas. Targeted to income-producing build-
ings, the HTC program is the largest and most effective Federal program specifically supporting historic
preservation. Since the program’s inception in 1976, the National Park Services has certified the rehabilita-
tion of more than 39,600 historic buildings throughout the United States.

In Fiscal Year (FY) 2013, 803 completed historic rehabilitation projects were certified by the National Park
Service, representing $3.39 billion in estimated rehabilitation costs that qualify for a 20% Federal tax
credit. (Another 1,155 proposed projects were also approved in FY 2013.) Many of the projects involved
buildings that were abandoned or underutilized, and in need of substantial rehabilitation to return them
to, or for their continued, economic viability. The HTC program also is an important tool in helping to re-
vitalize older, economically depressed communities. Based on project data provided by the National Park
Service, PolicyMap has determined that nearly two-thirds of the certified rehabilitation projects in FY 2013
were located in low or moderate Median Family Income census tracks.

The National Park Service issues annual reports on the HTC program quantifying the number of historic
rehabilitations certified each year, their reported costs, and other statistical information on the program.
The annual and statistical reports are available on the National Park Service’s Technical Preservation
Services (TPS) website at http://www.nps.gov/tps/tax-incentives.htm, along with information on the HTC
program in general.

For FY 2013, the National Park Service also turned to the Rutgers University Center for Urban Policy
Research, through a cooperative agreement, to undertake and report on the economic impacts of the
HTC for the fiscal year ending September 30, 2013. This report highlight’s its main findings. An economic
model previously developed by the Center under a series of grants from the National Park Service was uti-
lized in the preparation of this report. The economic model was utilized by the Center for their four prior
reports on the Federal HTC, as well as for a number of other economic reports for state governments and
others.

As the Center’s report identifies, the level and breadth of economic impacts resulting from the Federal
HTCs in FY 2013 are quite impressive. In addition, the report includes information on the cumulative eco-
nomic impacts of the Federal Historic Preservation Tax Incentives Program for the past 36 years, starting in
1977-78 with the first completed rehabilitation project to be certified by the National Park Service under
the program. The program remains one of the Federal goverment’s most successful and cost-effective
community revitalization programs.

Technical Preservation Services




Annual Report on the Economic Impact of the Federal Historic
Tax Credit for FY 2013: Executive Summary

Overview of the Rutgers Economic Analysis

The Federal historic tax credit (HTC) is a Federal income tax credit that promotes the rehabilitation of income-
producing historic properties. This study examines the economic impacts of the HTC (currently a 20 percent
credit) by analyzing the economic consequences of the projects it supports. This analysis focuses on the eco-
nomic effects of these projects during construction, quantifying the total economic impacts (i.e., direct as well
as multiplier, or secondary, economic consequences) for the fiscal year ending September 30, 2013, and for
the period since the program’s inception. The study utilizes the Preservation Economic Impact Model (PEIM), a
comprehensive economic model developed by Rutgers University for the National Park Service.

The current analysis applies the PEIM to both cumulative (FY 1978 through FY 2013) HTC-related historic reha-
bilitation investment (about $109 billion in inflation-adjusted 2013 dollars) and single-year (FY 2013) HTC-relat-
ed rehabilitation investment (about $3.8 billion). It considers the effects of the cumulative $109 billion rehabili-
tation investment as if it applied to one year (2013), rather than backdating the PEIM for each of the 36 years in
the study period. It also considers the full rehabilitation investment associated with the HTC (e.g., $3.8 billion in
FY 2013) and not the somewhat lower amount reported by the National Park Service based on estimated quali-
fied rehabilitation costs indicated by property owners requesting certification of rehabilitation for purposes of
the tax credit (e.g., $3.4 billion in FY 2013).

Niagra Hudson Building, Syracuse, New York

Completed in 1932, the highly sculpted and richly detailed building is an outstanding example of American
Art Deco architecture. Constructed in a ziggurat form, its modern design by Syracuse architect Melvin L. King
masterfully integrated black Vitrolite glass, cast stone, aluminum, terra-cotta, aluminum-coated concrete, and
stainless steel expressed in stylized geometric patterns. Acquired by the National Grid Group, the building had
suffered from years of deferred maintenance, inappropriate alterations, and poor workmanship. Correcting
the major deficiencies on the exterior with an emphasis on preservation of materials and design required the
commitment of the owners, expertise of the design team, and quality workmanship of the contractors.

As part of the S10 million rehabilitation, previously shortened windows were replaced with energy efficient
units, matching the original size and appearance. Where Vitrolite had been replaced with painted aluminum
panels, now faded and decomposing, new frit glass with sandblasted details like the originals were installed,
returning the long-missing shiny black appearance of the original design. The chrome-nickel metal detail work
was repaired, cleaned and polished, returning the crisp contrast between shiny metal and black glass. The
result was an award-winning project.

! The HTC has a multistep application process, encompassing Part 1 (evaluation of the historic significance of the property), Part 2 (description of the
rehabilitation work), and Part 3 {request for certification of completed work). Both Part 2 and Part 3 rehabilitation statistics include only items termed
“eligible” or “qualified” for the tax credit (Qualified Rehabilitation Expenditures, or QREs), as opposed to “ineligible” or “nonqualified” costs. While the
ineligible/nonqualified expenses do not count for tax credit purposes, they are a component of the total rehabilitation investment or cost borne by the
HTC-oriented developer. In practical terms, the total rehabilitation investment, including ineligible/nonqualified costs, helps pump-prime the economy.
For example, in FY 2013, the Part 3 certified investment amounted to about $3.4 billion, while the total rehabilitation outlay associated with the HTC
was about $3.8 billion.

2



ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

The results of the PEIM include many fields of data. The fields most relevant to this study are the following:

e JOBS: Employment, both part- and full-time, by place of work, estimated using
the typical job characteristics of each industry.

* INCOME: “Earned” or labor income; specifically, wages, salaries, and proprietor
income.

e WEALTH: Value-added—the sub-national equivalent of gross domestic product
(GDP). At the state level, this is called gross state product (GSP).

e OUTPUT: The value of shipments, as reported in the Economic Census.

e TAXES: Tax revenues generated by the activity, which include taxes to the federal

government and to state and local governments. ?

il -
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Niagara Hudson Building, Photo by Ted Bartlett, Crawford & Stearns Architects and Preservation Planners
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ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

The following table summarizes the impacts of HTC for each of these economic measures for the cumulative
period FY 1978-2013 and for FY 2013.

National Economic Impacts

Federal HTC-assisted Rehabilitation
$109 billion CUMULATIVE (FY 1978-2013) $3.8 billion ANNUAL FY 2013 historic

historic rehabilitation expenditures result in: expenditures results in:
Jobs (person-years, in thousands) 2,415.0 62.9
Income (S billion) 91.5 2.7
Output (S billion) 251.8 7.1
GDP (S billion) 124.4 3.6
Taxes (S billion) 36.4 0.9
Federal (S billion) 26.6 0.6

State (S billion) 5.0 0.2

Local (S billion) 4.9 0.2

The benefits of investment in HTC-related historic rehabilitation projects are extensive, increasing payrolls
and production in nearly all sectors of the nation’s economy. The cumulative effects for the period of FY
1978 through FY 2013 are illustrative. During that period, $109.0 billion in HTC-related rehabilitation invest-
ment created 2.4 million jobs and $124.4 billion in GDP, nearly 30 percent of which (711,000 jobs and $35.2
billion in GDP) was in the construction sector. This is as one would expect, given the share of such projects
that require the employment of building contractors. Other major beneficiaries were the service sector
(430,000 jobs, $16.4 billion in GDP), the manufacturing sector (492,000 jobs, $32 billion in GDP), and the
retail trade sector (354,000 jobs, $9.3 billion in GDP). As a result of both direct and multiplier effects, and
due to the interconnectedness of the national economy, sectors not immediately associated with historic
rehabilitation, such as agriculture, mining, transportation, and public utilities, benefit as well. (Summary
Exhibit 1.)



ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

The recent economic benefits of the Federal HTC are also most impressive. In FY 2013, HTC-related investments
generated approximately 63,000 jobs, including 22,000 in construction and 14,000 in manufacturing, and were
responsible for $3.6 billion in GDP, including $1.2 billion in construction and $1 billion in manufacturing. HTC-
related activity in FY 2013 generated $2.7 billion in income, with construction ($1 billion) and manufacturing
(5625 million) reaping major shares. (See Summary Exhibit 2 for more details.) These benefits were especially
welcome in 2013, as the nation continued its economic recovery.

HTC Impacts at the State Level

HTC-related historic rehabilitation benefits state economies as well as the national economy. For example, in
Missouri in FY 2013, federal HTC-related rehabilitation activity totaled about $403 million. The national impacts
of that investment included 6,911 jobs, an additional $767 million in output, $288 million in income, $381 mil-
lion in GDP, $67 million in federal taxes, and $91 million in total taxes. In Missouri alone, the same $403 million
in HTC-related spending resulted in 3,859 jobs, $403 million in output, $179 million in income, $215 million in
gross state product (GSP), and $47 million in taxes.

HTC Impacts Compared with Those of Nonpreservation Investments and Housing Contributions

How does HTC-related historic rehabilitation perform as an economic pump-primer compared with other, non-
preservation investments? In short, quite well.

Numerous studies conducted by Rutgers University have shown that in many parts of the country a $1 million
investment in historic rehabilitation yields markedly better effects on employment, income, GSP, and state and
local taxes than an equal investment in new construction or many other economic activities (e.g., manufactur-
ing or services). These findings demonstrate that historic rehabilitation, combined holistically with the many
activities of the broader economy, delivers a commendably strong “bang for the buck.”

About half of all HTC transactions include housing. Often used in combination with programs such as the Low
Income Housing Tax Credit (LIHTC), the HTC has produced powerful and very beneficial results in this area.
From FY 1978 through FY 2013, the HTC has been involved in the creation of 491,167 housing units. Of that
total, 252,973, or 52 percent, were existing housing units that were rehabilitated; 238,194, or 48 percent, were
newly-created housing units (e.g., housing resulting from the adaptive reuse of commercial space). In addition,
135,017, or 27 percent of the total housing units produced (491,167), were affordable to low- and/or moder-
ate-income (LMI) families. In FY 2013, 7,097 LMI units were produced under the Federal HTC. The Federal HTC's
influence on housing, largely invisible to the general public, deserves much greater attention, given its produc-
tion of housing in general and LMI housing units in particular.



ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

The Cost of the HTC

The HTC is a tax expenditure and has a public cost. In the simplest terms, the Federal cost of the HTC is equal
to the credit percent (20 percent since 1986) applied to the Part 3 (“qualified for tax credit”) investment.? Ap-
plying that calculation, we find that the federal HTC cost the U.S Treasury approximately $21 billion (inflation-
adjusted 2013 dollars) over the period of FY 1978 through FY 2013, while the cost for projects certified by

the National Park Service in FY 2013 was about $678 million. Weighing against these costs are the significant
economic impacts (i.e., jobs, income, GDP, and output) and tax revenue (federal, state, and local) generated by
HTC-aided rehabilitation and documented in this study. An important finding is that the HTC yields a net benefit
to the U.S. Treasury, generating an estimated $26.6 billion in federal tax receipts over the life of the program,
compared with $21 billion in credits allocated.

Michigan Bell and Western Electric Warehouse, Detroit, Mi

Built in 1929 as offices and distribution center for telephone and communication supplies, the Michigan Bell
& Western Electric Warehouse provided essential communication services to Detroit and surrounding areas.
The Neighborhood Services Organization (NSO), a community-based human service organization, acquired
the building and began a 548 million rehabilitation in 2011 to create permanent supportive housing for the
formerly homeless. With the grand re-opening of the NSO Bell Building in the fall of 2013, NSO now provides
155 one-bedroom units with onsite supportive services for the formerly homeless. Serving a critical need in the
community within a newly rehabilitated historic building, NSO has created an award-winning project, certified
by the National Park Service for the Federal historic tax credit.

*See footnote 1.
3These estimates are based on full utilization of the credits in cases of certified rehabilitations. For various reasons, not all completed projects certified
by the National Park Service ultimately utilize the credit. Their economic impact, nevertheless, remains.




ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

Summary of HTC Impacts

In short, the federal HTC is a good investment for local communities, individual states, and the nation. The cumula-
tive impacts of the program to date (FY 1978 through FY 2013) support this conclusion.

. An inflation-adjusted (2013 dollars) $21 billion in HTC costs encouraged a five times greater amount of
historic rehabilitation ($109 billion).

. This rehabilitation investment generated about 2.4 million new jobs and billions of dollars of total
(direct and secondary) economic gains.

. The cumulative positive impacts on the national economy included $251.8 billion in output, $124.4
billion in GDP, $91.5 billion in income, and $36.4 billion in taxes, including $26.6 billion in federal tax
receipts.

] The leverage and multiplier effects noted above support the argument that the Federal HTC is a strategic

investment that works.

Mo

Michigan Bell & Western Electric Warehouse (now NSO Bell Building), Detroit, MI, Photo from NPS file.




ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

SUMMARY EXHIBIT 1

National Economic and Tax Impacts of Federal HTC-related Activity
FY 1978 though FY 2013 (HTC Investment: $109.0 billion)

Services

Retail Trade

Manufacturing

Mining

Government
Finance, Ins., & Real Estate

Wholesale
Transport. & Public Utilities |

Construction |

Agri. Serv., Forestry, & Fish
Agriculture
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ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

SUMMARY EXHIBIT 2
National Economic and Tax Impacts of the Federal HTC-related Activity
FY 2013 (HTC Investment: $3.8 billion)

Gross Domestic Product by Sector from Federal Historic Preservation
Investment (53,603 million, FY 2013)
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ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013
CASE STUDY #1

Brewhouse Inn & Suites
1201-1217 North 10th Street, Milwaukee, WI

After photo by MacRostie Historic Advisors

Project Profile

Historic name: Pabst Brewing Company Complex

QOriginal construction date:  1882; 1891

Date of rehabilitation: 2012

Original use: Brewery complex for Pabst Blue Ribbon
New use: 90-room suite hotel with bar and restaurant
Project cost: $22.2 million

Federal HTC equity: $3.90 million

Other financial incentives: Wisconsin State Historic Tax Credits

Property and Project Details

Founded in 1844, the Pabst Brewery was at one time the largest brewery in America, bottling millions of
barrels of Pabst Blue Ribbon as well as other beers. With its closing in 1996, the 26 buildings comprising the
brewery stood vacant in downtown Milwaukee until 2006 when local real estate investor/developer Joseph
Zilber purchased the entire Brewery site. Through a mix of rehabilitation and new construction, the site has
undergone a major transformation into a new sustainable, mixed-use neighborhood. The development re-
ceived a LEED Platinum Neighborhood Development certification in 2013.
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ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013

In 2009, Gorman & Company, Inc. purchased Buildings 20 (the Brewhouse) and 21 (the Engine, Mill and Re-
frigeration Machine Building), which had been built in 1882 and 1891 respectively. These four- and five-story
cream-brick buildings feature elements of the German Renaissance Revival style, including battlements and
crenellated towers. The two buildings were physically connected and served as the nucleus of the brewery, and
support the iconic “PABST” sign on their rooflines.

The adaptive reuse of these two buildings into the Brewhouse Inn & Suites and Jackson’s Blue Ribbon Pub
included repairing and cleaning the exterior masonry and restoring altered and in-filled window openings on
primary elevations. On the interior, historic features and original industrial equipment were retained and incor-
porated into the new hospitality and commercial functions. The former brewing floor was transformed into a
five-story atrium lit by a skylight and is dominated by six historic large copper brew kettles and a large stained
glass window depicting King Gambrinus — the patron saint of beer.

Funding sources for the $22.2 million project included private equity generated by federal and state historic tax
credits, a $15 million mortgage, a seller note, and a deferred developer fee.

Project Budget

Sources of Funds Amount Community Benefits

RErigial Al E?“'W 53,905,000 2013 State sales tax $17,000
State HTC Equity 5540,000 (not including bar/restaurant)

First Mortgage (EB-5) $15,000,000

Seller note $1,000,000 2013 City room/expo tax $108,000
Deferred Developer Fee $1,755,000

Total $22,200,000 2013 Real estate taxes S460,000
Uses of Funds Amount Jobs: Project generated over 300 jobs,
Acquisition $2,000,000 direct and indirect

Hard Costs $14,150,000

Soft Costs $5,363,000

Reserves $687,000

Total $22,200,000
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ANNUAL REPORT ON THE ECONOMIC IMPACT OF THE FEDERAAL HISTORIC TAX CREDIT FOR FY 2013
CASE STUDY #2

Chaucer Court Union Manor
1019 SW 10th Ave, Portland, OR ]

Before oy

After photo by Carleton Hart Architecture

Project Profile

Historic name: Odd Fellows Building
Original construction date:  1922-24
Date of rehabilitation: 2011
Original use: Office building and Lodge for Portland Odd Fellows; converted into
affordable housing in 1980.
Continued use: 84 renovated units of affordable housing for seniors and disabled
residents earning less than 60% Median Family Income in downtown Portland.
Project cost: $16.7 million
Federal HTC equity: $1.6 million

Other financial incentives: ~ Low Income Housing Tax Credits, Oregon Affordable Housing Tax Credits,
City of Portland tax increment financing

Property and Project Details

Constructed in 1922-24, the six-story 20th-century Gothic Revival-style building served as an office building and
Lodge for the Portland Odd Fellows, a local chapter of the Independent Order of Odd Fellows. The building was
converted in 1980 into much-needed subsidized housing for the elderly and renamed Chaucer Court.

12
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In 2010, the 30-year HUD Section 8 contract was set to expire. Rather than converting the building into con-

dominiums or a boutique hotel, the owners decided to sell it to a buyer willing to extend the HUD contract,

allowing the elderly residents to keep their homes. The Union Labor Retirement Association (ULRA), which runs

other homes for low-income seniors, purchased the property for just over $7 million and agreed to extend the

HUD contract for 20 years.

To comply with HUD's current energy efficiency requirements and to upgrade the residential units required con-

siderable work on the interior by Carleton Hart Architects and Walsh Construction. Work was staged to mini-

mize the length of time that tenants needed to be temporarily relocated. Exterior rehabilitation work included

the cleaning and repair of the historic terra-cotta and brick fagade, installation of historically appropriate and

energy efficient windows, and a new roof.

Project Budget

Sources of Funds Amount
Federal Historic Tax Credit Equity $1,641,567
Federal Low Income HTC Equity $7,133,287
State Affordable HTC Equity $4,500,000
PHB Financing $2,615,000
Other: BETC/Energy Trust/HDGP

State/Income from Operations $411,982
Weatherization- State S411,864
Total $16,713,700
Uses of Funds Amount
Acquisition $7,165,715
Hard Costs $6,080,036
Soft Costs $3,142,949
Reserves $325,000
Total $16,713,700

13

Community Benefits

$15,450 State and local taxes
(commercial space); residential
space is property tax exempt

84 Affordable Housing Units

Jobs: Project generated over 95
jobs, direct or indirect
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Save the Historic Tax Credit

PROSPERITY THROUGH PRESERVATION is a campaign, led by the
National Trust for Historic Preservation and the Historic Tax Credit Coalition,
to protect and enhance the most significant federal investment in historic
preservation, the federal historic tax credit. More information about the
campaign and ways to get involved can be found at www.SaveHistoricCredit.org.

National Trust for
Historic Preservation

THE NATIONAL TRUST FOR HISTORIC PRESERVATION
works to save America’s historic places for the next generation. We take direct,
on-the-ground action when historic buildings and sites are threatened. Our
work helps build vibrant, sustainable communities. We advocate with governments
to save America’s heritage. We strive to create a cultural legacy that is as diverse
as the nation itself so that all of us can take pride in our part of the American
story. For more information, contact:

Thomas J. Cassidy, Jr., Vice President for Government Relations and Policy
National Trust for Historic Preservation

202-588-6078 | tcassidy@savingplaces.org
Research conducted by PlaceEconomics

National Trust for Historic Preservation

Stephanie K. Meeks, President and Chief Executive Officer

David J. Brown, Executive Vice President and Chief Preservation Officer
Thomas J. Cassidy, Jr., Vice President for Government Relations & Policy

Renee Kuhlman, Director, Special Projects, Government Relations & Policy

COVER: RENOVATED WITH THE HISTORIC TAX CREDIT, ATLANTA'S PONCE CITY MARKET IS NOW HOME TO THE DANCING GOATS COFFEE BAR
WHICH SERVES AS A GATHERING PLACE FOR LOCAL RESIDENTS. PHOTO COURTESY: SARA DORIO
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The Historic Tax Credit: Transforming Communities
One Block at a Time
277 Fairfield Avenue, Bridgeport, Connecticut

Undertaken because of the historic tax credit (HTC),
renovations such as the $29.6 million, two-phase
Bijou Square project in Bridgeport, Connecticut

act as catalysts to transform the surrounding
neighborhood. The renovation of the 1910 Bijou
Theatre and the 1911 Jennings Building led to a
renaissance in downtown including a new five-story
building with 84 apartments and first-floor retail
space. This report quantifies the catalytic impact

of the historic tax credit program for the first time.

PRSR—

T




A CATALYST FOR CHANGE

Transforming America’s Past into
Our Future

It has been called the largest community reinvestment program in the country. The federal historic tax
credit has created good jobs, fueled local economies and revived forgotten treasures of our past. Its
impact has been felt in Main Street districts and downtowns across the country.

The historic tax credit is by far the federal government’s most significant financial investment in historic
preservation. Since it was permanently written into the tax code more than 30 years ago, it has leveraged
nearly $109 billion in private investment, created 2.41 million jobs and adapted more than 39,600
buildings for productive uses.

'This tax incentive more than pays for itself. Over the life of the program, $21 billion in tax credits have
generated more than $26.6 billion in federal tax revenue associated with historic rehabilitation projects.

Even better, 75 percent of the economic benefits of these projects stay on the ground, in state and local
economies. Developers generally buy materials close to the project site and hire local workers. Moreover,
because historic building rehabilitations are more labor intensive than new construction, they often
require additional workers at higher wages.

By breathing life into vacant warehouses, factories, hotels and more, the federal historic tax credit brings
new hope and stability to neighborhoods, setting the stage for additional investment.

Simply put, this is an investment in our communities that returns over and over.

As Congress considers reforming the tax code, the federal historic tax credit is exactly the kind of
market-based incentive we need to leverage private investment in historic properties. Without this
incentive, which fills a critical financing gap in historic redevelopment projects, there will be a halt to
nearly all rehabilitations of historic commercial properties in the United States.

For the tax credit to continue to play its catalytic role in our older and historic communities, it needs
staunch champions across the nation.

We urge you to become one of those champions. With your help, we can keep promoting sensible,
cost-effective federal programs that benefit our economy and improve our quality of life.

W K neek
Stephanie K. Meeks

President, National Trust for Historic Preservation

TRANSFORMING COMMUNITIES THE FEDERAL HISTORIC TAX CREDIT 3



Key Findings

The Catalytic Impact of the Historic Tax Credit

This study looked at the catalytic role of historic preservation projects in six cities in three states.

The cities and the projects vary widely, but the results are the same—when the private sector rehabilitates a
building utilizing the historic tax credit there are positive benefits that ripple throughout the community.
'This report found that the federal historic tax credit isn't just about transforming historic buildings
within their four walls—it is about transforming communities.

Since the completion of two key rehabilitation projects in Salt Lake City’s Depot District, the
market value of properties in the area has increased 22.5%—at a time when the citywide property
values declined more than 17%.

In the two years prior to Warehouse Lofts opening its doors, there were a total of two new
business licenses issued in the Macon, Ga. neighborhood. In the three years since it opened,
57 businesses have received their licenses.

In the two years before the former 1890s manufacturing building was rehabilitated into the
Miller’s Court apartment complex, just two residential building permits were issued in the
Baltimore, Md. neighborhood. In the three years since it opened, 17 permits have been issued.

The conversion of the former Sears building in Atlanta, Ga. is spurring additional renovations.
Eight times as many building permits have been issued for alteration, conversion, and repair as
for demolition.

In the six years since the first phase of the American Can redevelopment in Ogden, Utah,
over $33 million in building permits have been issued in the area impacted by the project.

'The rehabilitation of 23 historic buildings that were in government hands now provides nearly
$60 million in property tax base for Montgomery County, Md.

'The catalytic impact of historic preservation can only be understood at the project level. Because each
community collects different types of information at different times, it was not possible to use identical
metrics for each project. In each instance, however, the best available data was used to examine what impact
each project had on its surrounding areas. Sometimes that was change in property assessments, sometimes
building permit activity, sometimes business licenses or other measures.

In 1984, President Ronald 'The impacts and the nature of the measurements vary from project to project, but the

Reagan said: *

‘Our historic

results are consistent: the tax credit works, the benefits accrue far beyond the property
owner, and historic buildings not only play a central role in reflecting America’s past but

tax credits have made also in enriching America’s future.
g

the preservation of our This report also demonstrated that historic tax credit projects can withstand a recession.

older buildings not only

a matter of respect for

In 2006, when construction in the U.S. began to decline, historic preservation continued
climbing. And while preservation activity was certainly aftected by the Great Recession,
it was affected much less than the overall construction industry. Historic tax credit

beauty and history, but investment continued to increase for two years after private construction expenditures

of course for economic

good sense.”!

began to drop. While both tax credit historic preservation and overall construction
remain below their peaks, by 2012, historic preservation activity was substantially above
its 2003 level, while overall construction had yet to reach the level of the prior decade.

4 THE FEDERAL HISTORIC TAX CREDIT TRANSFORMING COMMUNITIES



Program Overview

Background

In 1976, the United States commemorated its bicentennial. Americans throughout the country celebrated
the 200-year history of a handful of English colonies that had grown to be the most powerful and influential

nation on the globe.

More than just a celebration of the past, there was also the recognition that historic buildings were not
only the physical manifestation of that history but also should be central in meeting the needs of America’s
tuture. Congress passed and President Ford signed the first tax benefits for the rehabilitation of historic
buildings. There was no certainty that it would work. The Tax Reform Act of 1976 stated:

Congress believes that the rehabilitation and preservation of historic structures and neighborhoods is an important
national goal. Congress believes that the achievement of this goal is largely dependent upon whether private
funds can be enlisted in the preservation movement.

To effectively enlist private funds, the first tax credit for historic preservation was enacted in 1978. Over
the past 35 years, the question of whether private funds could be enlisted in the preservation movement
has been decisively answered.

The completed projects have brought renewed life to deteriorated business and residential districts, created new
Jobs and new housing units, increased local and state revenues, and helped ensure the long-term preservation
of irreplaceable cultural resources.” — Internal Revenue Service, 2002

'This study found how right the IRS was.

How the Historic Tax Credit Works

Today, a 20% income tax credit is available for the rehabilitation of historic,
income-producing buildings that are determined by the Secretary of the
Interior, through the National Park Service, to be “certified historic structures.”
The State Historic Preservation Offices and the National Park Service review
the rehabilitation work to ensure that it complies with the Secretary’s
Standards for Rehabilitation. The Internal Revenue Service defines qualified
rehabilitation expenses on which the credit may be taken.

From the beginning, the historic tax credit (HT'C) was designed to be a
catalytic tool. Equal to 20 percent of qualifying rehabilitation costs, the
historic tax credit alone is not enough to finance a project. Instead, it was
intended to leverage private investment in projects that were costlier and
riskier than new construction—and thus harder to finance—but important
to the economic revitalization of our communities.

The tax credit works like this: developers may transfer the historic tax credits to investors in exchange for
equity. The investor equity serves to lower the amount of debt the developer needs to finance the project,
making lenders more comfortable with the size of the loan and simultaneously reducing the developer’s
debt burden. In this way, the tax credit effectively draws the private capital—both debt and equity—needed
to make the project feasible and enabling it to move forward.

TRANSFORMING COMMUNITIES THE FEDERAL HISTORIC TAX CREDIT 5



Program Overview

How the Historic Tax Credit (HTC)
Leverages Private Investment
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513, $200 K20

$ Added
+ 9 7 1 k GDP
»| $800kzm | 9
- 5885k "
. Added $2 ’I
— Activity .
$1 l ' ] Total Total
Investment Eco_n?mic

Each dollar of tax credit $ 2 5 6 k Local, State, Activity
leverages four dollars of Federal Taxes

private investment.
That means that $200,000 of tax credits
spurs $800,000 in private dollars, For every $1 million in historic property investment,
creating $1 million of investment. 16 jobs are created and $2.1 million in
economic activity is catalyzed.

Every $1 of historic tax credits generates a minimum of $4 of private sector investment. The historic tax
credit is the epitome of a cost-effective use of taxpayer dollars.

The Cumulative Impact of the HTC

'The cumulative economic impact of historic tax credit activity nationwide in the more than 30 years
since the credit was enacted is significant.

Historic rehabilitation tax credits have spurred private sector investment of $109 billion in the

rehabilitation of nearly 39,600 historic buildings.**
'This rehabilitation activity has generated 2.4 million jobs and $91.5 billion in income.>*
450,000 housing units have been renovated or created. **

Over the lifetime of the program, the cost of the historic tax credit to the U.S. Treasury has
been $21 billion, but it has generated $26.6 billion in federal tax receipts.’*

The historic tax credit more than pays for itself: every $1 of tax credits ultimately generates $1.26 in tax
revenues for the federal government.>*

“The Historic Preservation Tax Incentives program...is
the nation’s most effective Federal program to promote
urban and rural revitalization and to encourage
private investment in rehabilitating historic buildings.”®

— Internal Revenue Service, 2002
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Program Overview

A Closer Look at Georgia, Maryland and Utah

'This study was commissioned to look at projects in three states—Georgia, Maryland, and Utah—so it made
sense to look at how the use of the historic tax credit affected those states. Fortunately all three had been
the subject of relatively recent analysis of the impacts of historic preservation. While this study looked at
the catalytic effect of historic tax credit projects, it builds on the important findings of earlier studies.

FEDERAL HISTORIC TAX CREDIT PROJECTS (2001-2013)¢

Georgia
Every $1 million in historic preservation:’

Creates 16.3 jobs during construction with

tax revenues

Maryland

Total Number of Projects: 349

Total Development

Permanent Jobs: 3,927

Household Income

a payroll of $811,000 Expenditures: $458,944,563 Generated: $253,672,900
. . Total Number of Jobs: 7,047 Federal HTC
Provides 7.5 permanent jobs Amount: $76,184,797
. . Construction Jobs: 3,120
Ultimately adds $558,000 to Georgia state
Total Number of Projects: 397 Permanent Jobs: 10,706

Every $1 million in historic preservation:®

Saves 5.2 acres of greenfield development

Utah

Total Development

Household Income

Expenditures: $1,449,951,773 Generated: $753,773,100
Saves infrastructure investment of $500,000
i Total Number of Jobs: 19,803 Federal HTC
to $800,000 into new areas _ Amount: $240,691,994
. o Construction Jobs: 9,079
Reduces demolition debris in landfills by
2,500 tons
Every $1 million in historic preservation:’ Total Number of Projects: 67 Permanent Jobs: 1,855
109 historic buildings in 67 projects have Total Development Household Income
been redeveloped using the Historic Expenditures:  $195,623,856  Generated: $104,842,100
Rehabilitation Tax Credit Total Number of Jobs: 3,258 Federal HTC
. Amount: $32,473,560
'Those buildings received $177 million of Construction Jobs: 1,403

private sector investment

If the rehabilitation of historic buildings were a single business,

it would be larger than 99.8% of all firms in Utah

11985 Presidential Design Award Ceremony, cited in 352h Anniversary Federal Tax Incentives for Rebabilitating Historic Buildings - 35th Anniversary, National Park Service, March 2013.
2 Internal Revenue Service, “Market Segment Specialization Program, Rehabilitation Tax Credit.” Training 3149-109, Rev 02/2002, Catalog Number 83711M.

* Rutgers University, Bloustein School of Planning and Public Policy, Annual Report on the Economic Impact of the Federal Historic Tux Credit for FY 2013, Technical Preservation Services, National
Park Service, forthcoming in late 2014. (The $109 billion figure is adjusted for inflation and reflects the amount in today’s dollars; in non-adjusted dollars the figure is $65.4 billion).

* 35th Anniversary Federal Tax Incentives for Rebabilitating Historic Buildings, National Park Service, 2013.

* Market Segment Specialization Program, Rebabilitation Tuax Credit, page 1-1.

¢ Data provided by Technical Preservation Services, National Park Service; Analysis provided by National Trust Community Investment Corporation using PEIM economic model, May 2014.

7 Georgia Tech Research Institute, “The Projected Economic and Fiscal Impacts of Improvements to Georgia’'s Historic Rehabilitation Investment Incentive,” 2013.

# Joseph Cronyn and Evans Paull, “Heritage Tax Credits: Maryland’s Own Stimulus to Renovate Buildings for Productive Use and Create Jobs, an $8.53 Return on Every State Dollar Invested,”

Abell Foundation, 2009.

¢ PlaceEconomics, “Profits Through Preservation: The Economic Impact of Historic Preservation in Utah,” Utah Heritage Foundation, 2013.
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Warehouse Lofts

MACON, GEORGIA
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Property and Project Highlights
PROJECT PROFILE

The Warehouse Lofts project is a classic example “Downtown Macon has just come
ORIGINAL CONSTRUCTION of the ripple effect of the historic tax credit. In back to life with these credits. If
DATE: 1900 Macon, a $385,000 rehabilitation project has you were to come to Macon and
ORIGINAL USE: Manufacturing, sparked over $16 million in other downtown see all the development happening,
radio station, meeting space projects. The three-story brick structure is you wouldn’t believe it in this
DATE OF REHABILITATION: relatively unassuming. economy. People are just now

getting to understand that these
historic credits exist and they are
a no-brainer for private investors

AULREENY Its history is characteristic of downtown Macon.

NEW USE: 3 loft-style The Scofield Iron Works Showroom was

apartments constructed in 1900 as part of Macon’s industrial who can invest in buildings that
and commercial center. In 1974, the 15,000-square- |, ouldn’t otherwise make sense to
PROJECT TEAM foot building was listed in the National Register as invest in. | believe that this is really
T T— part of the Macon. Railroad !ndy;trial District, a only the beginning.”
R e, |ULE move that recognized the 5|gn|_f|cance of the area BRYAN NICHOLS, NICHOLS
to the city’s development. But in recent years, the DEVELOPMENT GROUP

ARCHITECT: Residential Design

upper floors of the building were only being used
GENERAL CONTRACTOR: for storage.

Nichols Investment Group, LLC . . .
- In 20009, local developer Bryan Nichols saw an opportunity to create more housing

units downtown using the historic tax credit. He proposed a project to add three
residential units to the building’s empty upper floors. The project rehabilitated historic
wood-sash windows, preserved interior brickwork, and added new plumbing and
ductwork to the upper floors. It also restored the upper-floor corridors to their
original length and width, reflecting the building’s historic warehouse use. The
loft-style apartments each featured two bedrooms, modern amenities, and exposed
brick walls.

Since its completion in 2010, the Warehouse Lofts project has catalyzed at least

six residential and mixed-use developments nearby. Three historic tax credit projects
and three other projects are either completed or underway which will add over

130 residential units, as well as commercial storefronts, for a total investment of
$16.5 million.

P9 TOP LEFT PHOTO COURTESY NICHOLS INVESTMENT GROUP, LLC; TOP RIGHT PHOTO COURTESY HISTORIC MACON FOUNDATION; BOTTOM PHOTO COURTESY NEWTOWN MACON

P8 PHOTO COURTESY NEWTOWN MACON
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Warehouse Lofts

<<« 503 5TH STREET MACON, GEORGIA

“Things are changing in downtown Macon, and it’s all older buildings that are being
bought up. My buildings, other buildings ... We can see a movement to making it a
204 Q residential area.”
JEAN BRAGG, DEVELOPER

The Catalytic Impact

If there were an illustration

in the dictionary for the

word catalyst, it could be the
Warehouse Lofts in Macon.

The city has struggled for years
to revitalize its downtown, with
mixed success. Then came a
very modestly sized project—
the Warehouse Lofts. Of all of
the projects studied for this
report, the Warehouse Lofts is by far the smallest: barely 1% the size of the
Ponce City Market. But dollar for dollar, it may be the most effective catalyst.

In the two years prior to the Warehouse Lofts opening its doors, there were
a total of two new business licenses issued in the neighborhood. In the
three years since it opened, 57 businesses have received their licenses. In

a period of property value decline, properties in the area studied have
increased an average of 17% in value. Before the rehabilitation, the property
was valued at $73,000. The property is now worth $500,000 after being
rehabilitated with historic tax credits.

NEW BUSINESS LICENSES

[ ]
31
[
1
P 5
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Key Project Financing

Three upper-floor apartments in a renovated )
historic building may not sound like much, but Estimated Total Development Costs $385,000

that’s the definition of a catalyst—a little change

Federal Historic Tax Credit 77,000
that makes bigger changes possible. The
Warehouse Lofts project was a catalyst for State Historic Tax Credit (eligible) 96,250
downtown Macon, and the Historic Tax Credit
was the catalyst that made the Warehouse Bank Loan 200,000
Lofts possible. Private Investment 1,750

TRANSFORMING COMMUNITIES THE FEDERAL HISTORIC TAX CREDIT 9



Ponce City Market

ATLANTA, GEORGIA

PROJECT PROFILE

ORIGINAL CONSTRUCTION
DATE: 1926-1960s

ORIGINAL USE: Sears store,
offices, and distribution center

DATE OF REHABILITATION:
2011-2015 (expected)

NEW USE: Retail, restaurants,

office space, 260 residential
units and a public outdoor area

PROJECT TEAM

DEVELOPER: Jamestown
Properties

ARCHITECT: Surber Barber
Choate & Hertlein Architects, PC

GENERAL CONTRACTOR:
Gay Construction

“The project is projected to have

a $1 billion impact on Atlanta’s
eastside, generating an
anticipated 1,850 permanent

jobs. It has been the catalyst for
significant development in the
surrounding area. This includes
reinvestment in neighboring
properties as well as development
of several thousand multifamily
units in the immediate submarket.”
KATHARINE KELLEY, JAMESTOWN
PROPERTIES

Property and Project Highlights

It is impossible to miss the historic Sears Building, now the Ponce City Market. The
9-story building sits at the intersection of four up-and-coming neighborhoods and is
an anchor on Atlanta’s BeltLine project, a historic rail line redeveloped as a 22-mile
multi-use trail. With 2.1 million square feet, the building is the largest brick structure

in the South. It is also one of the largest urban redevelopment projects now underway,
with $280 million of reinvestment adding to the area’s revitalization.

The building was a landmark from the beginning. Constructed in 1926, it was one of
ten regional distribution centers Sears built across the country. After four additions
between the late 1920s and the 1960s, Sears closed the buildings retail operation in
1979. The company retained its regional headquarters there for the next ten years
before vacating it. The City of Atlanta saw an opportunity to redevelop and bought
the building to serve as a second city hall, but the project proved more expensive
than expected. By 2003, top officials were ready to sell.

The building intrigued Jamestown Properties, an Atlanta-based developer. It had
tackled ambitious projects before, such as Chelsea Market in Manhattan, which
combines a food hall with retail and office space in a former biscuit factory. In the
Sears Building, Jamestown saw the potential for a mixed-use development with
another nationally recognized food hall. The building boasted a variety of spaces,
including office suites, cavernous storage spaces, loading docks, and infrastructure
that kept the massive building operational.

Jamestown purchased the property from the City for $27 million in 2011 and
embarked on the first phase of the project that balances rehabilitation, repurposing,
and demolition. The initial project undertaken with the historic tax credit creates
300,000 square feet of retail and restaurants, 450,000 square feet of office space,
and 260 residential units, plus a public outdoor area.

The project is pursuing LEED Core & Shell Silver certification with water-efficient
fixtures and landscaping, rainwater reclamation, efficient lighting and HVAC systems,
and restored windows. The LEED Rating system, administered by the U.S. Green
Building Council, recognizes the best-in-class building strategies—including historic
preservation. The developers expect that the first phase of the project will be fully
leased by the time it is completed in 2014.

10 THE FEDERAL HISTORIC TAX CREDIT TRANSFORMING COMMUNITIES
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Ponce City Market

PONCE DE LEON BLVD. NE

“A revitalized Ponce City Market

creates the kind of inviting and
interesting space that our

RANKIN ST. NE

customers are drawn to.”

MIKE FERGUSON, BUSINESS

DEVELOPMENT DIRECTOR,

DANCING GOATS COFFEE BAR
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The Catalytic Impact

It isn’t often that a project begins having a catalytic effect before
the doors are even open, but that has certainly been the case with
the Ponce City Market. The redevelopment of the former Sears
Building is one of the largest preservation projects in America. The
City of Atlanta couldn’t make the numbers work for redeveloping
the building. Why do they work for Jamestown Properties? Because
it can use the historic tax credit and the City of Atlanta could not.

Based on the anticipated activity the Ponce City Market will generate,
other property owners are making substantial investments. In the
two years before Jamestown Properties acquired the Sears Building,
two building permits were issued nearby. Two years after the
acquisition, 38 building permits were issued in the same area.

BUILDING PERMITS ISSUED

°
° 38
o 32
25 o
21
®
2
2009 2010 2011 2012 2013

And building owners in the neighborhood are learning another
lesson from the Ponce City Market: that old buildings are worth
saving. Eight times as many building permits have been issued for
alteration, conversion, and repair as for demolition. Most of those
projects will not use the historic tax credit. But they are happening
because the Ponce City Market is happening. And the Ponce City
Market is happening because of the tax credit.

BUILDING PERMITS BY TYPE

(2009-2013)

A

ALTERATION, CONVERSION, REPAIR / 86
NEW /14 ADDITION/5 DEMOLITION /11

<<« 675 PONCE DE LEON AVENUE NE ATLANTA, GEORGIA

“For developments that I’'m considering, [Ponce City
Market] increases the options of those places within
walking distance, making locations attractive for
people to call home.”

JERRY MILLER, FABRIC DEVELOPERS, LLC

Key Project Financing

Estimated Total

Development Cost: $300,000,000
Federal Historic Tax Credit (est.) 50,000,000
State Historic Tax Credit 300,000
Loan 180,000,000

TRANSFORMING COMMUNITIES THE FEDERAL HISTORIC TAX CREDIT 11



Miller’s Court

BALTIMORE, MARYLAND

PROJECT PROFILE

ORIGINAL CONSTRUCTION
DATE: 1874-1910

ORIGINAL USE: Manufacturing

DATE OF REHABILITATION:
2009

NEW USE: 40 loft-style
apartments, office and
event space

PROJECT TEAM

DEVELOPER: Seawall
Development Company

ARCHITECT: Marks, Thomas
Architects

GENERAL CONTRACTOR:
Hamel Builders

The c. 1870s building was
transformed by federal historic
tax credits into Miller’s Court,
a mixed-use development of
40 affordable apartments for
teachers and office space for
education-related nonprofits.

Property and Project Highlights

The H.F. Miller & Sons Tin Box and Can Manufacturing Plant once churned out
products in Baltimore’s Remington neighborhood. Built in stages between 1874 and
1910, the factory was the center of employment for the surrounding community. After
it shut down in the 1950s, the building was leased as industrial space. By the time
developers Donald and Thibault Manekin bought the building, it had sat vacant for
close to 20 years.

The Manekins’ Seawall Development Company was looking for a way to help teachers
new to Baltimore. Donald Manekin had served as Chief Operating Officer of the
Baltimore City school system and seen firsthand new teachers’ struggles and isolation.
This led to a bold vision: create a supportive community for teachers, especially Teach
For America (TFA) participants, and raise teacher retention rates.

The Miller plant offered the opportunity and location the Manekins sought. With input
fromm community members and focus groups of TFA participants, Seawall Development
transformed the building into Miller’s Court, a mixed-use development with affordable
apartments for teachers and office space for education-related nonprofits. The
residents of the 40 loft-style apartments also have access to a teacher resource room
with a copier and other shared amenities. Full-time teachers benefit from a monthly
rent discount. For office tenants—including TFA’s regional headquarters—meeting
rooms and event space supplement 35,000 square feet of office space.

The $21.9 million, LEED Gold-certified project was fully pre-leased six months before
completion, with a waitlist of 400 teachers for future projects. LEED, the U.S. Green
Building Council’s rating system, encourages the preservation of historic features.

Since its completion in 2009, Miller’s Court has won recognition from diverse
sources, from real estate investors to environmental advocates. In 2011 President
Obama recognized Thibault Manekin as one of the Champions of Change in a
White House ceremony.

Seawall Development has continued to invest in Baltimore with development that
revitalizes the surrounding neighborhoods at the same time as it serves inhabitants.
The company repeated the Miller’s Court model at nearby Union Mill, and manages
both properties. Recently, it also purchased 30 houses in the Remington neighborhood
from absentee landlords and is rehabilitating and selling them to teachers and police
officers, with a slew of homebuyer incentives.

12 THE FEDERAL HISTORIC TAX CREDIT TRANSFORMING COMMUNITIES
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Miller’s Court

<¢ 2601 NORTH HOWARD STREET BALTIMORE, MARYLAND
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The Catalytic Impact

An empty building in a struggling neighborhood in a city that has been losing
population for fifty years doesn’t sound like the best investment opportunity.

But the Seawall Development Company saw the historic Miller Manufacturing Plant
as an opportunity for transformation of the building, the neighborhood, and tenants.
Signs of the catalytic impact are everywhere around Miller’s Court: buildings under
renovation, sold signs on townhouses, new business licenses in storefronts, and, most

importantly, people on the street.

In the two years before Miller’s Court opened, just two residential building permits
were issued in the neighborhood. In the three years since it opened, 17 permits have
been issued. The coffeehouse in the building has become a gathering place for the

entire neighborhood.

RESIDENTIAL BUILDING PERMITS

«w @

® o [ ]
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In a city that lost 4.5% of its population between
2000 and 2013, the population of the Miller’s
Court neighborhood grew more than 10%.

The rehabilitation of an empty industrial building
with the historic tax credit has transformed a
neighborhood, and it happened because the
historic tax credit made it work.

POPULATION CHANGE

2 -201
000-2013 10.3%
Baltimore
Miller’s Court
Neighborhood
-4.6%

“Miller’s Court helped make Baltimore home for us.
Recently we decided to leave and purchase a home,
also rehabbed by Seawall Development, three blocks
away from Miller’s Court.”

ANDREW GORBY, TEACHER AND NEW HOMEOWNER

2013

Key Project Financing
Estimated Total Development Costs
New Markets Tax Credit Equity
Federal Historic Tax Credit Equity
State Historic Tax Credit

State Tax Credit Investor Equity
Interest Income

State Loan

City Loan

Manager Loan

Deferred Developer Fee

Book Up

TRANSFORMING COMMUNITIES THE FEDERAL HISTORIC TAX CREDIT 13

$21,108,453
5,734,170
3,203,168
2,662,662
57,338
162,938
700,000
750,000
5,800,000
1,538,177
500,000



National Park Seminary

SILVER SPRING, MARYLAND

PROJECT PROFILE

ORIGINAL CONSTRUCTION
DATE: 1887-1927

ORIGINAL USE: Hotel, school,
hospital

DATE OF REHABILITATION:
2006-present

NEW USE: Condos, affordable
housing and single family units

PROJECT TEAM

DEVELOPER: The Alexander
Company and EYA, LLC

ARCHITECT: The Alexander
Company

GENERAL CONTRACTOR:
Struever Brothers

o SCLLRUER

“Before the renovation, this was a
very economically underutilized
area. Now, a museum has been
built adjacent to the development,
and stores in the nearby industrial
area have updated their signs.

In my neighborhood, people

are investing in their homes in a
major way—all of a sudden, it’s
everywhere you look.”

FRED GERVASI, FOREST GLEN PARK
CITIZENS ASSOCIATION

Property and Project Highlights

With a Swiss chalet, Dutch windmill, Japanese
pagoda and English castle, National Park
Seminary is hardly a typical residential
development. Of course, most neighborhoods
don’t start off as a resort hotel or a finishing school for the daughters of high society,
and few include a grand ballroom

or a 13-acre conservation area.

But then, no part of the National Park Seminary—or its history—can be called typical.
The 32.2-acre site was first developed as a resort in 1887, but was converted to a
school just seven years later. The school was expanded in the late 1890s, late 1910s,
and 1920s, with 400 students at its peak. During World War Il, the federal Department
of Defense took ownership of the property under the War Powers Act and used it as a
rehabilitation hospital for injured soldiers. The Army took a dim view of the existing
buildings, twice proposing to tear them down. After the last veterans were moved
from the Seminary in 1978, maintenance was drastically reduced. Vandals, arsonists,
and water damage took a heavy toll.

In 1988, neighbors, seminary alumnae, historic preservationists, and civic leaders
stepped up to form Save Our Seminary at Forest Glen (SOS). Their advocacy led

to the Seminary’s transfer to the Alexander Company, a private developer, in 2004.
The 23 historic buildings on the site had deteriorated significantly, but the Alexander
Company had extensive experience with rehabilitation projects and was committed
to preserving the buildings.

In keeping with the site’s history, the $120 million, 218-unit project included some
unusual items. Ninety new townhouses were constructed in styles compatible with
the historic buildings and sold. The original resort hotel was converted to condos
and apartments, with the renovated historic ballroom available for special events.
The eccentric 1890s buildings built as sorority clubhouses were rehabilitated into
single-family homes. A conservation easement protects a 300-foot-wide wooded
ravine, while a preservation easement ensures that the historic district will be
stewarded in perpetuity. Phase 2 of the project will rehabilitate the gymnasium,
power plant, carriage house, and carpentry shop into 41 residential units.

14 THE FEDERAL HISTORIC TAX CREDIT TRANSFORMING COMMUNITIES
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National Park Seminary

<< 9615 DEWITT DRIVE SILVER SPRING, MARYLAND
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“Having this large, abandoned property brought back to life has greatly improved quality
of life for the residential communities around it.”

BONNIE ROSENTHAL, SAVE OUR SEMINARY
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The historic tax credit helped to
convert this abandoned pagoda
from a former girl’s finishing

The Catalytic Impact school into single family housing.
Montgomery County is a suburban area just north of Washington, DC—one of

the most affluent counties in America. Because of the strength of the market,
rehabilitating a single building might not be much of a risk. But that equation
changes when the project is 23 eccentric historic buildings suffering from years of
deferred maintenance and neglect. It took an experienced developer familiar with
the federal historic tax credit to make it possible.

The project has been neither fast nor easy, and there are still phases to be completed.
But the impact of historic preservation is clear. A property that was in government
hands and had no property tax liability now provides nearly $60 million in property
tax base for Montgomery County. The property taxes from the National Park
Seminary development alone would allow Montgomery County to hire 12 new
teachers and 10 new police officers. Building permits in excess of $25 million have

been issued. Would the project have happened without the historic tax credit?
Ask the developer—absolutely not!

CUMULATIVE VALUE OF BUILDING PERMITS

$23,125,757 $23,652,925 o
$20,920,157 * ° ® $15.480,000
$22,180,757 $23,194,257
$4,442,800 @
®  $8,025,800
$0 $2,800
° o
2005 2006 2007 2008 2009 2010 201 2012 2013 2014
ASSESSED PROPERTY VALUES Key Project Financing
OF NATIONAL PARK SEMINARY Estimated Total Development Costs $120,000,000
2006 Federal Historic Tax Credit 4,501,239
2007 State Historic Tax Credit 2,580,000
State Historic Home Owner Credit 1,250,000
2010 Low Income Housing Tax Credit 8,875,350
2011 Save America’s Treasures 600,000
2012 Maryland Department of the Environment 600,000
2013 Montgomery County Funds 2,000,000
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American Can Company

OGDEN, UTAH

“l have been here for four years

and have seen banks, subdivisions,
a climbing gym, and other buildings
restored or built around us, as well
as park improvements with beautiful

PROJECT PROFILE

ORIGINAL CONSTRUCTION
DATE: 1914-1930

ORIGINAL USE: Manufacturing

DATE OF REHABILITATION:
2007-2014

NEW USE: School, office space,
and rock climbing gym

PROJECT TEAM

DEVELOPER: Amcan Properties,
LLC

ARCHITECT: VanZeben
Architecture

GENERAL CONTRACTOR:
Wadman Corporation

Al

paths and bike trails.”

FRED DONALDSON, PRINCIPAL,
DAVINCI ACADEMY LOCATED IN THE
C. 1925 AMERICAN CAN COMPANY
COMPLEX

Property and Project Highlights

The completion of the Transcontinental Railroad in 1869 transformed sleepy Ogden
into a nationally significant transportation hub and a regional manufacturing
powerhouse. When the American Can Company built its first local facility off a
downtown rail spur in 1914, it positioned itself squarely at the intersection of
farming, manufacturing, and rail. The facility made cans for Utah’s farm processing
industry and shipped them to markets as far away as lllinois.

The complex grew as the industry expanded, with seven additions from 1919 to
1930. During World War Il, the facility manufactured metal containers for the war
effort. But postwar changes signaled a decline for the once-mighty industry. Farm
production fell as farmers took more reliable government jobs, and anti-monopoly
regulation enabled food-processing companies to manufacture cans themselves.
By 1979, the American Can Company of Utah had closed.

Yet even as demolition claimed nearby industrial buildings in the following decades,
the American Can Company buildings remained in relatively good condition. In 2005,
a group of developers saw the potential for the 90-year-old complex to be the
symbol of economic prosperity once again. Amcan Properties purchased the property
for just over $3 million. National Register listing made the 250,000-square-foot
property eligible for historic rehabilitation tax credits.

Today, after a four-phase $12 million rehabilitation using the historic tax credit, the
complex holds new industries and new ideas. Amer Sports Corp. moved its North
American headquarters to Ogden and settled into the original 1914 building. An
architecture firm occupies the 1926 boiler plant, and a climbing gym is housed in a
light-filled former enameling plant. New entrepreneurs find support at the City of
Ogden’s Business Information Center and the Ogden Reinvestment Corp. in the
one-story addition to the east. The remaining 57,000 square feet in the second
1925 addition are home to a technology firm and other tenants like International
Translating, Mountain City Commercial Properties and J.B. Hunt Transportation,

to name a few.

New construction spurred by the rehabilitation of
the American Can Company includes 17 townhomes
and 217 residential rental units either completed or
under construction.
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American Can Company

A5 <¢ 225 20TH STREET OGDEN, UTAH
Z )
z %J “There’s something about the ‘old’ in the building that seems to make a connection with
% % our members and visitors. It’s hip and architecturally interesting. The huge expanse of
& windows is almost opulent, and the inside/outside feel it lends is absolutely appropriate
for a rock-climbing gym!”
28T 51 MAGGIE SMITH, THE FRONT CLIMBING CLUB

The Catalytic Impact

The American Can Company redevelopment is a success story on
every level. AmerSports’ decision to locate in the building attracted
three other sports-related businesses. Tenants moved in and then
expanded. In the six years since the first phase of the American
Can redevelopment, over $33 million in building permits have
been issued in the catalyst impact area. Office and commercial
space has been developed within and adjacent to the complex.
New construction nearby includes 17 townhomes and 217 residential
rental units either completed or under construction.

In 2005, two years before the first phase of
American Can was completed with the historic tax
credit, the market value of the property immediately

rrounding th mplex w 1.6 million. Eigh
surrounding the complex was $1.6 million. Eight CUMULATIVE VALUE OF BUILDING PERMITS
years later, the properties are valued at more than $33,528,659
$24 million—not including a new Wal-Mart store ®
nearby, which is valued at $8.5 million.
PROPERTY VALUES $14,571,294 $14,751,294 ®
® o ® $17,639,738
NEAR AMERICAN CAN COMPANY ° $14,571,294
$11,752,424
2005
o
2006 $2,804,132 $2,538,238
2007 2007 2008 2009 2010 201 2012 2013
2008 $15,480,645
2009 “It’s a great feeling to walk the property with current
and prospective tenants and hear their comments
2010 about just how “cool” historic buildings are.
it makes you proud to be a part of the project!”
JON PEDDIE, DEVELOPER, AMCAN PROPERTIES, LLC

Key Project Financing
Estimated Total Development Costs $12,000,000
Federal Historic Tax Credit 585,118
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Depot District

SALT LAKE CITY, UTAH

“The historic Fuller Paint building
was the first major preservation
project in a neighborhood that
is now filling in with residential,
office, hospitality, retail, and
restaurants. Our company alone
was able to bring 150 high-paying
jobs to the area, along with new
tax base that wouldn’t be here

Property and Project Highlights without the historic preservation

tax credit. Since we preserved the

W.P. FULLER PAINT

BUILDING PROFILE When the first trains arrived in Salt Lake City Fuller Paint Building, | know

in 1870, the west edge of downtown became a of four other buildings that have
ORIGINAL CONSTRUCTION center for light industry. The area remained a hub followed our lead, completely
DATE: 1914-1930 for transportation and industry for over 100 years. changing the face of the
ORIGINAL USE: Warehouse After decades of gradual decline, the local neighborhood and community.”
DATE OF REHABILITATION: government, regional stakeholders and citizens JACK LIVINGOOD, CEO AND
2004 decided it was time for a transformation. They DEVELOPER, BIG-D CONSTRUCTION
NEW USE: Offices and storage developed a bold vision for a live-work-play CORPORATION

neighborhood that included housing and daily

services, as well as arts and entertainment amenities that could be achieved through
PROJECT TEAM a mix of rehabilitation and new construction. Two projects within the Depot District
used historic tax credits and sparked the transformation.

DEVELOPER: Big-D In 2005, the Big-D Construction Company relocated its corporate headquarters to
Construction Corporation Salt Lake City and into the W.P. Fuller Paint Building at the southeast corner of the
ARCHITECT: GSBS Architects Depot District. Built in 1922, the 68,000-square-foot building featured early cast-in-
GENERAL CONTRACTOR: place concrete construction and an innovative design that accommodated both rail
Big-D Construction Corporation and trucking traffic. Big D’s $5.1 million renovation converted the building to office and
storage uses while preserving character-defining fire doors and shutters. The project
also earned LEED Gold Certification through reuse and recycling of construction
materials, energy-efficient glass in the original steel-sash windows, a

Key Project Financing: Fuller Paint high-performance HVAC system, and a new atrium for natural light.
In 2006, three blocks from the Big-D, a nonprofit dedicated to

Estimated Total providing affordable housing for artists, Artspace, opened a

Development Costs 9,417,000 new project in the historic ZCMI warehouse. The 1905 warehouse
originally formed part of the support network for the Zions

Federal Historic Tax Credit 464,380 Cooperative Mercantile Institution established to supply goods to

Mormon pioneers. But by the late 1990s, the building was used for

storage. Artspace’s $4.2 million rehabilitation created 18 live/work

Low Interest Financing 2,500,000 townhouses for artists, plus 20,000 square feet of galleries, art
studios, and office space.

Salt Lake Redevelopment

New Markets Tax Credit 4,000,000
Equity Cash Investment 2,452,620

P18 PHOTOS COURTESY GSBS ARCHITECTS;

P19 PHOTOS COURTESY ARTSPACE
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“Without the historic tax credit, the Artspace project wouldn’t have been feasible. A lot
of people benefited—local architects, contractors and sub-contractors, as well as the
businesses that now have a place in the building.”

KEVIN ZANDBERG, PROJECT MANAGER, MJSA ARCHITECTS

The Catalytic Impact

Depot District

<¢1404 W. 400 SOUTH, 2230 S. 500 WEST SALT LAKE CITY, UTAH

It is one thing to invest in a building in a safe, prospering area. It’s an entirely different
matter to be the early investors in a neighborhood with a questionable reputation,
too many vacant lots, and challenging real estate environment, and to make that
investment in buildings that most would write off as “white elephants.” In the Depot
District, both Big-D Construction and Artspace understood that their projects would
have to spur additional activity in order for their investments to have long-term
success. And they both state that their projects would not have been possible without

the federal historic tax credit.

Since the completion of these two projects, the market value of properties in the
area has increased 22.5%—at a time when the citywide property values declined

more than 17%. The Salt Lake City Redevelopment Authority has established a Tax
Increment Financing (TIF) district. A TIF is a development tool that reinvests within
a neighborhood the additional tax revenues that additional investments generate.

New investment near the completed Artspace and Big-D Construction projects has
increased the funds available from the TIF district from just over $4 million in 2009

to $7.5 million in 2013.

CHANGE IN PROPERTY VALUES

(2008-2012) 9. 5%

Salt Lake City

Catalyst Impact
Area

-17%

ZIONS COOPERATIVE
MERCANTILE
INSTITUTION’S
WAREHOUSE PROFILE

ORIGINAL CONSTRUCTION
DATE: 1905

ORIGINAL USE: Warehouse

DATE OF REHABILITATION:
2005-2006

NEW USE: 18 live/work
townhouses, office space,
art studios, galleries

PROJECT TEAM

DEVELOPER: Artspace
ARCHITECT: MJSA Architects

GENERAL CONTRACTOR:
Hogan & Associates

Key Project Financing: Artspace

Total Development Costs
Loan

Federal Historic Tax Credit
State Historic Tax Credit
New Markets Tax Credit

Artspace Contribution

TRANSFORMING COMMUNITIES

$8,277,741
2,757,462
1,571,268
830,720
1,391,359
1,407,652
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Catalytic Impact of the Historic Tax Credits

Every $1 of historic tax credits leverages a minimum of $4 of private investment. This is the epitome of

cost-effective use of taxpayer dollars because $200,000 in historic tax credits spurs $800,000 in private dollars,

creating $1 million in investment. For every $1 million in historic property investment, 16 jobs are created

and $2.1 million in economic activity is catalyzed.'

Federal Historic Tax Credit Projects (2001-2013)*

State
Alabama
Alaska
Arkansas
Arizona
California
Colorado
Connecticut
District of Colu
Delaware
Florida
Georgia
Hawaii

lowa

Idaho
Illinois
Indiana
Kansas
Kentucky
Louisiana
Massachusetts
Maryland
Maine
Michigan
Minnesota
Missouri

Mississippi

Total
Number
of Projects

105
5

90

34

145

67

95

mbia 43
54

145

349

190

214
145
168
244
501
312
397
51
255
68
1,216
172

Total
Development
Expenditures

$187,993,440
27,293,296
128,693,537
72,798,921
2,410,859,677
190,257,559
638,741,772
569,523,133
181,937,906
866,469,136
458,944,563
9,617,463
821,799,251
13,064,361
1,967,748,679
717,776,703
400,446,903
390,349,973
1,774,994,483
3,158,308,757
1,449,951,773
221,736,639
1,653,281,925
793,416,939
5,003,546,907
$274,706,595

* Data provided by National Park Service

“Derived by PlaceEconomics using IMPLAN economic model.

Total

Federal Historic

Tax Credits
$31,206,911
4,543,786
21,363,127
12,113,620
400,202,706
31,582,754
106,031,134
94,540,840
30,201,692
143,833,877
76,184,797
1,596,499
136,418,676
2,200,242
326,646,280
119,150,932
66,474,186
64,798,096
294,649,084
524,279,253
240,691,994
36,808,282
274,444,800
131,707,212
830,588,787
$45,601,295

State
Montana
North Carolina
North Dakota
Nebraska
New Hampshire
New Jersey
New Mexico
Nevada

New York
Ohio
Oklahoma
Oregon
Pennsylvania
Rhode Island
South Carolina
South Dakota
Tennessee
Texas

Utah

Virginia
Vermont
Washington
Wisconsin
West Virginia
Wyoming

Total
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Total
Number

of Projects

32
519

70
12
131
21

330
775
59
86
522
163
80
44
143
14
67
1,023
194
75
150
81

13
9799

Total
Development
Expenditures

45,030,434
1146,368,940
34,257,420
333,041,925
34,288,138
708,910,706
78,138,590
50,602,409
2,757,987,790
1,979,715,880
351,186,960
619,235,308
2,854,513,453
1,146,605,942
276,255,380
51,988,049
526,151,201
898,877,583
195,623,856
2,804,238,050
189,208,179
585,810,255
621,056,012
162,753,093
18,763,143
$24,109,553,696

Total
Federal Historic
Tax Credits

7,475,052
190,297,244
6,514,332
55,284,959
10,742,512
17,679,177
12,971,006
8,400,000
457,825,973
328,632,836
58,297,035
102,793,061
473,849,233
190,336,586
45,858,393
8,630,016
87,341,099
149,213,679
32,473,560
465,503,516
31,408,557
97,244,502
103,095,298
27,017,014
3,114,682
$4,002,259,567
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