5.0 Preservation Principles and Approaches for
Architectural Rehabilitation Projects

Bcfore any preservation project is begun, a number of fundamental decisions need
to be made. What will the property be used for? Will the property be restored to its
original condition or rehabilitated for contemporary use? How can the significant ar-
chitectural and historical features of the building be preserved? What steps need to be
taken? '

Presented in this section are some of the most widely accepted and essential principles
of historic preservation. A review of this material will provide the prospective Certifi-
cate of Appropriateness applicant with a better understanding of the concerns of the
Board of Architectural Design and Historic Review and why it is important to use a
carefully thought-out approach when working with historic resources.

An excellent source of information on architectural rehabilitation and maintenance is
the Preservation Briefs Series available from the National Park Service. [See Sources for
Maintenance and Resource Rehabilitation Section for a more complete reference.] At
the present time, 38 Briefs have been published addressing a wide range of topics.” It is
recommended that the Spartanburg Department of Planning and Community Develop-
ment obtain a complete set for use by the Board of Architectural Design and Historic
Review and by property owners.

5.1 Use of Historic Properties

F rom a preservation perspective, the most desirable use for a historic property is its
original use. Keeping a historic home as a residence or a storefront as retail space
usually requires the least physical changes to a property. Due to changes in economic
conditions, zoning, and other realities of modern life, however, it sometimes becomes
necessary to alter a historic building. For example, a residential building may be con-
verted to office space or a family may need to add to the functional living space of their
home. Following is information that will assist property owners in making the right
decisions when planning changes to their historic properties.
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5.2 Preservation Methods

Preservation is defined as the taking of
steps to retain a building, district, ob-
ject or site as it exists at the present time.
This often includes an initial stabilization
effort necessary to prevent further deterio-
ration as well as more general maintenance
work. But “preservation” has become the
term most often used when referring to a
wide range of conservation practices. Fol-
lowing is a list and definition of the four
principle preservation methods. The con-
dition of the property, degree of authen-
ticity desired, and the amount of funding
available usually dictate the method used
to preserve a historic property. Although
“rehabilitation” and “restoration” might
sound alike, the end result is quite differ-
ent.

Stabilization entails making a building
weather resistant and structurally safe, en-
abling it to be rehabilitated or restored in
the future.

Stabilization techniques include covering
the roof and windows so that rainwater
cannot penetrate, removing overgrown
vegetation, exterminating, carrying out
basic structural repairs, securing the prop-
erty from vandalism, and other steps to
prevent additional deterioration of the
property. This approach is usually taken on
a building not currently in use to “moth-
ball” it until a suitable use is found.

Rehabilitation involves undertaking re-
pairs, alterations, and changes to make a
building suitable for contemporary use,
while retaining its significant architectural
and historical features.

Rehabilitation often includes undertaking
structural repairs, updating the mechani-
cal systems (heating and air conditioning,
electrical system, and plumbing), putting
on additions for bathrooms, repairing dam-
aged materials such as woodwork and roof-
ing, and painting.

Rehabilitation can accommodate the adap-
tive use of a building from residential to
office or commercial use. Physical changes,
such as additions for offices, parking lots,
and signage, may result.

If a rehabilitation is sensitive, those changes
are made in a way that does not detract
from the historic character and architec-
tural significance of the building and its
setting.

Restoration includes returning a building
to its appearance during a specific time in
its history by removing later additions and
changes, replacing original elements that
have been removed, and carefully repair-
ing parts of the building damaged by time.

Restoration is a more accurate and often

more costly means of preserving a build-
ing. It entails detailed research into the his-
tory, development, and physical form of the
property; skilled craftsmanship; and atten-
tion to detail.

Reconstruction entails reproducing, by new
construction, the exact form and detail of
a vanished building, or part of a building,
as it appeared at a specific time in its his-
tory.
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5.3 United States Secretary of the Interior’s “Standards for Rehabilitation”

he U.S. Secretary’s Standards for His-

toric Preservation Projects were ini-
tially developed for use by the Secretary of
the Interior in evaluating the appropriate-
ness of work proposed for properties listed
in the National Register of Historic Places,
Revised in 1990, the “Standards for Reha-
bilitation” are considered the basis of sound
preservation practices. They allow build-
ings to be changed to meet contemporary
needs while ensuring that those features
that make buildings historically and archi-
tecturally distinctive are preserved, They
have meaningful application to virtually
every type of project involving historic re-
sources.

The “Standards for Rehabilitation” provide
the framework for these design guidelines
and will be used by the Board of Architec-
tural Design and Historic Review in review-
ing applications for Certificates of Appro-
priateness. These standards are listed as
follows:

A property shall be used for its his-

toric purpose or be placed in a new usc
that requires minimal change to the defin-
ing characteristics of the building and its
site and environment.

2 The historic character of a property
shall be retained and preserved. The
removal of historic materials or alteration
of features and spaces that characterize a
property shall be avoided.

Each property shall be recognized as a

physical record of its time, place, and
use. Changes that create a false sense of
historical development, such as adding con-
jectural features or architectural elements
from other buildings, shall not be under-
taken.

4 Most properties change over time;
those changes that have acquired his-
toric significance in their own right shall
be retained and preserved.

Distinctive features, finishes, and con-

struction techniques or examples of
craftsmanship that characterize a historic
property shall be preserved.

~ Deteriorated historic features shall be

repaired rather than replaced. Where
the severity of deterioration requires re-
placement of a distinctive feature, the new
feature shall match the old in design, color,
texture, and other visual qualities and,
where possible, materials. Replacement of
missing features shall be substantiated by
documentary, physical, or pictorial evi-
dence.

7 Chemical or physical treatments, such
as sandblasting, that cause damage to
historic materials shall not be used. The
surface cleaning of structures, if appropri-
ate, shall be undertaken using the gentlest
means possible,

Significant archaeological resources af-

fected by a project shall be protected
and preserved. If such resources must be
disturbed, mitigation measures shall be un-
dertaken.
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New additions, exterior alterations, or

related new construction shall not de-
stroy historic materials that characterize the
property. The new work shall be differen-
tiated from the old and shall be compat-
ible with the massing, size, scale, and ar-
chitectural features to protect the historic
integrity of the property and its environ-
ment.

. 1 O New additions and adjacent or re-

lated new construction shall be un-
dertaken in such a manner that if removed
in the future, the essential form and integ-
rity of the historic property and its envi-
ronment would be unimpaired.

5.4 Eight Steps of a Preservation Project

Following is an outline of an accepted
approach to planning (Steps 1 - 3) and
implementing (Steps 4 - 8) preservation
projects. It is highly recommended that
property owners review these points care-
fully and consider their importance. The
planning phase should be completed prior
to the submission of a Certificate of Ap-
propriateness application. These steps are
explained in recommended order.

THE PROPERTY OWNER MAY WISH TO
CONSULT WITH THE BOARD OF
ARCHITECTURAL DESIGN AND HISTORIC
REVIEW TO OBTAIN PRELIMINARY
COMMENTS AND SUGGESTIONS BEFORE
DEVELOPING CONCEPT PLANS.

STEP 1 — Inspect the

Property and Make a

Wish List
A thorough inspection of the structure or
site be made, which will allow for an un-
derstanding of specific problems that may
exist as well as special conditions and fea-
tures that need to be considered. This in-
spection should also take into account the
character of the surrounding area (area of

influence), with special attention given to .

how the property in question relates to
nearby buildings and sites. Develop a wish

list of what needs to be done and what
improvements and/or changes are desirable
but not necessary to the physical sound-
ness of a property.

Existing conditions should be documented,
through photographs, before any work is
undertaken. This is especially true when
tax credits are being sought for the reha-
bilitation of an income-producing property.
These photographs can be taken at any time
during the planning process.

STEP 2 — Define the Project

and Develop a

Preliminary Concept
At this stage the property owner must de-
termine the type (stabilization, rehabilita-
tion, renovation, or reconstruction) and
extent of the project to be undertaken. Cost
will likely be an issue and therefore it is
advisable to consult with an architect, land-
scape architect, interior designer, or pres-
ervation planner. These professionals can
assist the owner in defining the basic com-
ponents of the project.
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