IMPROVING OUR COMMUNITY

CoLUMBIA GATEWAY URBAN RENEWAL AGENCY

City OF THE DALLES

AGENDA

Columbia Gateway Urban Renewal Agency
City Council Chamber
313 Court Street, The Dalles, Oregon
Meeting Conducted in a Handicap Accessible Room

Monday, October 13,2014
Immediately Following the City Council Meeting

L. CALL TO ORDER
IL. ROLL CALL
IlI. APPROVAL OF AGENDA

IV.  AUDIENCE PARTICIPATION

During this portion of the meeting, anyone may speak on any subject which does not later appear on the
agenda. Five minutes per person will be allowed. If a response is requested, the speaker will be referred to
the City Manager for further action. The issue may appear on a future meeting agenda for Agency Board
consideration.

V. APPROVAL OF MINUTES
A. Approval of September 22, 2014 Regular Meeting Minutes
VI.  ACTION ITEMS

A. Approval of Grant for UCC Congregational Church for Window Replacement
Project

VII. ADJOURNMENT
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MINUTES

COLUMBIA GATEWAY URBAN RENEWAL AGENCY

PRESIDING:

AGENCY PRESENT:

AGENCY ABSENT:

STAFF PRESENT:

CALL TO ORDER

REGULAR MEETING
OF
SEPTEMBER 22,2014

CITY COUNCIL CHAMBER

313 COURT STREET
THE DALLES, OREGON

Chair Steve Lawrence

Bill Dick, Carolyn Wood, Dan Spatz, Tim McGlothlin, Linda
Miller

None

City Manager Nolan Young, City Attorney Gene Parker, City Clerk
Julie Krueger, Administrative Fellow Daniel Hunter

The meeting was called to order by Chair Lawrence at 7:25 p.m.

ROLL CALL

Roll call was conducted by City Clerk Krueger; all members present.

APPROVAL OF AGENDA

It was moved by Wood and seconded by Spatz to approve the agenda as presented. The motion

carried unanimously.

AUDIENCE PARTICIPATION

None.
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APPROVAL OF MINUTES

It was moved by Spatz and seconded by Wood to approve the Minutes of the September §, 2014
Agency meeting. The motion catried unanimously.

ACTION ITEMS

Amendment to L.oan Agreement With Discover Development LLC for Extension of Time for
Loan Payment

City Attorney Parker reviewed the staff report. It was noted that the Urban Renewal Advisory
Committee had recommended the extension be approved by the Agency, but with the condition
that Discover Development be responsible for the costs associated with the financial review.

It was moved by Dick and seconded by Spatz to direct staff to approve an amendment to the
October 12, 2009 loan agreement with Discover Development LLC to extend the due date for the
balloon loan payment from October 12, 2014 to December 12, 2014, with the condition that
Discover Development be responsible for the cost associated with the financial review. The
motion catried unanimously.

Approval of Memorandum of Understanding With The Dalles Main Street Program

City Manager Young reviewed the staff report. He said this would allow for Main Street to
provide both advocacy and assistance with the Urban Renewal property rehabilitation grant and
loan programs. It was noted this was proposed as a one year contract, but could be renewed and
budgeted annually.

It was moved by Spatz and seconded by McGlothlin to approve a Memorandum of
Understanding with The Dalles Main Street Program for the purpose of providing services in
conjunction with the Agency’s property rehabilitation grant and loan program and authorize it to
be signed. The motion carried unanimously.

DISCUSSION ITEMS

Granada Block Redevelopment Update

Michael Leash provided an update, noting the final terms for EBS funding were being negotiated
and funding was expected to be received in the second half of 2015. He said a term sheet had
been drafted, along with letters of support, regarding the new market tax credits, with federal
review to be in the first week of October, with an expected allocation in the first half of 2015.
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Leash said he continued to work with the preferred equity private investor and was confident the
financing terms of the DDA could be fulfilled by the end of the calendar year.

Leash reported the construction loan was being worked on; architectural updates were being
completed: the franchise application would be submitted the first week of October; hospitality
services document was being updated«and the lease with Mid Columbia Medical Center was
being worked on for use of a portion of the space.

In response to a question, Mr. Leash said he believed the EBS funding would be committed in the
second quarter of 2015,and said the financial stack was nearly completed. He said the agreement
would include completion dates and that he would provide that information when it was
formalized.

Chair Lawrence asked the status of other portions of the DDA, such as the land use, building
permits, etc. City Manager Young said staff was working on the alley vacation, but planned to
bring it back to the Agency since it had been two years since it had been approved. Young said
other aspects were also being worked on and though they would not all be completed by
December, the land use issues would be the last portions of the DDA to be completed.

ADJOURNMENT

Being no further business, the meeting adjourned at 7:48 p.m.

Submitted by/
Julie Krueger, MMC
City Clerk

SIGNED:

Stephen E. Lawrence, Chair

ATTEST:

Julie Krueger, MMC, City Clerk



IMPROVING OUR COMMUNITY

CoLUMBIA GATEWAY URBAN RENEWAL AGENCY
CIty oF THE DALLES

AGENDA STAFF REPORT

URBAN RENEWAL AGENCY
MEETING DATE AGENDA LOCATION AGENDA REPORT #
October 13, 2014
DATE: October 1, 2014
TO: Urban Renewal Agency
FROM: Eric Nerdin, Urban Renewal Contract Consultant
Mid-Columbia Economic Development District, Loan Fund Manager

THRU: Nolan Young, Urban Renewal Manager 7%
ISSUE: Semi-annual Competitive Property Rehabilitation Grant Application

Review and Recommendation to the Agency Board.

BACKGROUND: The United Church of Christ Congregational (UCCC) was
established in 1859 and owns a historic church building located at 111 E. 5™ Street in The
Dalles, Oregon. This building was built in 1936 and received a significant addition in
1952-1953. This building has been listed on the National Register of Historic Buildings
since 1986. UCCC is a non-profit organization.

UCCC is a 501¢3 non-profit organization. As part of UCCC’s ongoing efforts to
preserve and protect this historic building, plus better utilize the building, a Northern
Wasco County Public Utility District (PUD) energy audit was conducted. The PUD did
not identify any potential funding sources for UCCC’s project during this audit. Through
this audit several issues related to preserving and better utilizing the building were
discovered, including insufficient insulation and inadequate windows. By making this
building more energy efficient, the building is more useable for church members, tenants
and for public services.

UCCC has already had the insulating work completed and additional building
preservation work done to protect the stained glass in the sanctuary portion of the
building.
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In October 2013, the Urban Renewal Agency approved a $26,857 Urban Renewal
building rehabilitation grant to assist with the $33,657.14 project to replace 25 windows
in the original portion of the building, including two window replacements meeting
Americans with Disabilities Act (ADA) requirements. This was Phase One of a larger
project and was complete on time and on budget in June 2014.

The UCCC is applying for a $44,999.51 Urban Renewal building rehabilitation grant to
assist with the $50,754.51 Phase Two of the project, which includes replacing 40
windows. This amount includes the cost of the replacement windows, installation labor
and permits required for this project. The UCCC will pay $5,755.00 towards Phase Two
of this project.

The approved Urban Renewal Agency Administrative Plan in Section C. Civic
Improvements Grant Program states:

Grants may be made by the Agency to public, non-profit or civic organizations for
projects within the boundaries of the Urban Renewal Area that serve a public
purpose by meeting the selection criteria. Grants will be awarded semiannually
on a competitive basis and based on the selection criteria. Grant awards are
subject to availability of program funds.

APPLICATION: The application from United Church of Christ Congregational
(UCCC) was received on July 31, 2014, This application is for a grant of $44,999.51 to
assist with the replacement of 40 windows in this historic building. This is Phase Two of
a larger project. Phase Two has a total cost of $50,754.51; UCCC is providing the
remaining $5,755.00, which is 11.3% of the Phase Two project cost.

Proposed Phase Two Project Costs

40 window replacements: $39,909.51
Permits: $  300.00
Labor and Materials: $10,545.00
Total: $50,754.51
Proposed Fund Sources

Applicant (UCCC): $ 5,755.00
Urban Renewal Grant: $44.999.51
Total: $50,754.51

The proposed project costs are based on an estimate provided by Gorge Glass &
Contracting, Inc. This estimate is attached to the application. This application received
approval for compliance to historic design standards at a City of The Dalles Historic
Landmarks Commission public hearing on August 27, 2014.




BUDGET IMPLICATIONS: The Dalles Urban Renewal Agency has $326,025
available for new property rehabilitation grants and interest rate subsidies. If this
$44,999.51 grant application is approved, the remaining funds available would be
$281,025.49. Note: If the recommended grant amount of 343,000 is approved, then the
remaining funds available would be $283,025.

Staff provided the Urban Renewal Agency Advisory Committee (URAC) with a letter,
received September 15, 2014, in opposition of replacing windows in the UCCC building
from Eric Gleason.

Staff also provided the URAC with a memorandum summarizing the Historic Landmarks
Commission’s public hearing for the UCCC’s request to replace 40 windows in its
historic building. This memo also states that this commission approved this project with
a4 to 1 vote and summarized the role of this commission. Additionally the Historic
Landmarks Commission meeting minutes for this public hearing held on August 27, 2014
were provided to the URAC.

The staff recommendation presented to the URAC was to “Move to recommend approval
of a $44,999.51 Urban Renewal grant to United Chugrch of Christ Congregational to be
used for replacing 40 windows in the building located at 111 E. 5 Street, The Dalles,
Oregon. This recommended approval is also conditional upon this project being
approved and permitted by all applicable agencies and entities.”

The Urban Renewal Advisory Committee discussed the following:
1. If the newer building portion of UCCC’s project qualified for urban renewal
monies.
Weatherization versus preservation.
Repairing the historic wood windows versus replacement.
Eric Gleason’s letter and its timing and application to this project.
Other funding sources available to UCCC for this project.
The low percentage (11.34%) of this project being funded by UCCC.
How the non-profit status impacts grant requests to urban rencwal.

NV R W

The URAC also received input from representatives of UCCC. The committee’s
discussion and UCC representatives statements are included in the September 16, 2014
URAC draft meeting minutes that are provided with this staff report.

The URAC recommended a $43,000 urban renewal property rehabilitation grant to the
United Congregational Church of Christ be approved by the Urban Renewal Agency.
This option was presented to the URAC as “ALTERNATIVE OPTION #1”, This option
requires that the UCCC provides $7,754.51 for this project. The UCCC can commit to
providing this higher level of matching funds.




STAFF RECOMMENDATION: Move to approve the recommendation made by the
Urban Renewal Advisory Committee to approve a 343,000 urban renewal property
rehabilitation grant to United Church of Christ Congregational to be used for
replacing 40 windows in the building located at 111 E. Fifth Street, The Dalles,

Oregon.

ALTERNATIVE OPTIONS:

1. Move to approve a $44,999.51 urban renewal grant to United Church of Christ
Congregational to be used for replacing 40 windows in the building located at 111
E. 5" Street, The Dalles, Oregon, as requested by the applicant.

2. Move that the Urban Renewal Agency deny the grant request.




kg ATTACHMENT 1

""'L UNITED CHURCH OF CHRIST CONGREGATIONAL
SERVING THE GORGE SINCE 1859

July 30, 2014

§ami—s =

The Dalles Urban Renewal Advisory Board
313 Court Street

The Dalles, Oregon 97058 / '.40 pen~——

RE: Grant Application for United Church of Christ Congregational (UCCC)

Dear Advisory Board:

Please accept this application from the United Church of Christ Congregational. We have
enclosed the required documents listed below:

*Application _

*Project outline and proposed timeline
*A summary of work to be done
*Photographs of the areas to be replaced
*Cost estimate from contractor

If this application is approved, we will provide your office with complete plans and
specifications as well as all required permits.

Thank you for your consideration of this request.

{ Al
D orah J. Allen

Pastor, United Church of Christ Congregational

111 East 5 Street * The Dalles, OR 97058
541-296-2909

secretary@uccthedalles.org

gards,

REV. DR. DEBORAH J, ALLEN, PASTOR -
111 EAST 5TH STREET * THE DALLES, OREGON 97058 » 541-296-2909
SECRETARY@UCCTHEDALLES.ORG




The Dalles Urban Renewal Agency
Property Rehabilitation Grant and Loan Programs -

APPLICATION
Application Date q v :bq ~ 3 0\3

Application Number

] 4O P —
GENERAL INFORMATION

appicant_Uitedy Cong regcc‘r:b aal Clhurde of Cloriss

Contact person R-E\L. D’C‘ao rah /L “ en P&S for

Mailing Address 1Ll Eas+ 5 +h SHyreef

The Dalles g 4q70s¥

Property Address 1Lt East 5 glreet
Tt Dalles OL &T0S8

Applicant is: @’roperty owner k Business leasing the property
Telephone # 511 -28b- 2909 Fax# 54 - 296~ 2908

Federal tax ID # or Social security # ETN %43~ 0421448

Bank of account and contact

Bonl 0§ Awecieo _"TT»—@. Dalles 0L

Detdre. Rammaariner VVeasurer
5 -296 - %0

Name of Business
(if different than applicant)
Mailing Address il

L NJa
Name of Principal /

(

Application 7/1112013



PROJECT INFORMATION
Site address U1 Eas-+ 5% S:'\'TCe,'r

The. Dalles OR  A7oss
Legal Description (N IBE 3IBC bT00

| 7 N8 - ovtiginal
Building age g5k ’ |as3 Square Footage ==y QQC? Hon
Building use Chuvch sevyices pyeschool . AA. Saart Smarh

M‘ou#wo_kmﬂumm@, Bﬂégﬁf‘; o F Kwerica, anel

Project description outline

Plase I oF I+ Window veplacement; ncluswe of vhe
origingd bwlding and the adddronal buddng. A July, 2013
energy it performed by +he Nathern Waseo County, Pub,
("m&wad 4 wns enident Hhak replocing %ese,wmdows wexe
patant do peserving the bmlc\mﬁ G- wM=aS 1M proving
energy eﬂte{enw UCeL. 1 cmimbw‘wnq “&5'16590 {o Hhis

Dme&- Gt YP_GMESS'
UUe ‘)eifue ‘W\S j)ﬂ}iw} SNDJ’U\‘B'H@-?OI oAy pediech Selechion
4 v évydr ﬁnmw‘”lﬂ) ﬂaﬁﬁ){cybs N, T N)

43,84 (“O\lwomh - does no’ra%ecw«;(ﬁ) N mcvea&d—[%
ba,se W does inevease Hae Value ot Hha progerty.

Piease include the following with your Application:
- Project outiine

-7, Initial concept sketches
~3. Proposed fimeline

A. Final pians and specifications (prior to final certification)

Application 2



EXPECTED PROJECT COSTS

Cost item Est. cost
4D window replacemenis s 33 909.5]
Labor 4o 1nstall $ \0.545, 00
Permids $ éao.oo
3
s
5
5
s
§
$
Total $='50,7Sii.5'l

PROPOSED SOURCES OF FUNDING

Source Amount Rate Term
Equity @pplicant) ~ § 5 755,00
Bank $
Private loan $
Other: $

Urban RenewalGrant)y 44,499 .5

Urban Renewal Loan §

(Must equal Total of expected costs)

Total $ 50!75—"}6’

Application 3 7112013



Applicant hereby certifies that all information contained above and in exhibits attached hereto are
true and complete to the best knowledge and belief of the applicant and are submitted for the
purpose of allowing the full review by The Dalles Urban Renewal Agency and its agents for the
purpose of obtaining the financial assistance requested in this application.

Applicant hereby consents to disclosure of information herein and the attachments as may be
deemed necessary by MCEDD and its agents for such review and investigation,

| have read and understand the guidelines of The Dalles Urban Renewal Agency Property
Rehabilitation Grant and Loan Programs and agree to abide by its conditions.

. g 4 7 [ | 201y
Signature (and Title if ap roprla

N S T el

Aiye & [nken 9/31 J904

Sigfature (and Tltle if appropnate) Date

od@t’ﬂ)’!‘or, L

Signature (and Title if appropriate) Date

Signature (and Title if appropriate) Date

The following additional items will be required before the loan is approved:

R P B NV R N N

Certificate of approval from agency (if required).

Letter of approval from Historic Landmarks Commission.

A summary of the project outlining the work to be done.

Complete plans and specifications.

Costs estimates or bids from contractor.

Evidence that building permits or any other required permits are in place.
Preliminary commitment of any other funds to be used in the project.
Amount of loan requested and proposed terms being requested.
Bank’s loan application and any other information the bank requires, such as current

financial statements, including Balance sheets and Income statements.

For Applicants under the Civic Improvements Grant Program:

The Grants will be awarded semi-annually on a competitive basis and based on the selection criteria.
as outlined in the accompaning Application instructions. Be sure to address all of the selection
criteria in your narative and attach it to this application form. The deadlines for applications are

July 31 and January 31 of each year.

Application 4



Project Narrative

Project Outline: -
United Congregational Church of Christ (UCCC) was built in 1936.  The original part of

the building is used for church services and functions as well as space for Boy Scouts of
America. The Phase Il of the project addresses the addition to the historic building, which
has space dedicated to the use of public daycare, Alcoholics Anonymeous, Start Smart and

Habitat for Humanity.

Recent upgrades to the building have included new signage (7/2013) and brick pointing
(7/2012) and completion of Phase I of replacing 25 windows in the original historic portion
of the building and has met the historical rules of the City of The Dalles standards

(06/2014).

This project will help preserve this historic building as well as make it a more energy-
efficient facility for both church and public services.

PhaseI: (COMPLETED 06/2014)
Phase One will replace 25 windows in the original historic portion of the building and meet

the historical rules by the City of The Dalles standards. The windows age between 1936
fo 1957.  After the July, 2013, energy audit performed by The Northern Wasco County
Public Utility Department, it was evident that replacing these windows were important to

preserving the building as well as improving energy efficiency.

Phase 2: (GRANT APPLICATION)
Phase Two addresses the window replacements for the additional building footprint built in

1952-1953 as well as a portion of the historic church building built in 1936, Both
buildings were included in the July, 2013, Northern Wasco PUD Energy Audit.

Project Criteria:
Phase 2 of this project will restore the windows dating as old as 1953 to this historic

building built in 1936 and the addition built in 1953. It will improve ventilation, function,
preserve the building as well as improving energy efficiency.

This project, when completed, will use a local contractor; therefore, keeping both UCCC
contributing funds and Urban Renewal funds in our community.

UCCC church has been on the National Register of Historic Building since 1986.

UCCC has contributing funds of $5,755.00 for this window-replacement project. We
contributed $6,732. 14 on the Phase I grant that was approved, total UCCC contribution
has/will be $12,487.14. Our membership base is ninety-one (91), who contributes 78% of
the annual income.  Other revenue sources are from building-use donations. UCCC
currently has cash reserves in our Memorial Funds for protection and improvement of this

historical structure.




Timeline:
UCCC would like all designated work to be completed by May, 2015, If we receive
the grant, work will be scheduled according to the following timeline:

*September, 2014: Notification of grant award

*Qctober, 2014: Submit permits and final plans to the Urban Renewal Agency

*Qctober/November: Work with contractor on seasonal construction timeline for project

*May, 2013: Project complete

***Depending on the seasonal timeline restraints, the project may be completed eatlier.




Gorge Glass & Contracting Inc,

616 East 3rd Street
The Dalles,OR 97058
O- 541.296,2074 F-503.907.6646

ccb# 103940 wai gorgege(l 1jz

Name / Address

United Church Of Christ Congregational

111 E 5th Street
The Dalles, OR $7058

Description

Milgard Brand Windows, Montecito Series, Tan, LoE, Argon, With-out Grids, Energy Star Rated
(4) 40" x 88" PW

(2) 40" x88" PW/Awning w/ 30" Vent- Phillip's Room

(3) 40” x 88" PW- Hallway

129" x 80" (3 Lite PW)- Hyde's Room

(4) 129" x 80 1/2° PW/SH/PW- Hyde's Room & Habit Office, Vercouteren's Room

Labor to Install windows

Subtotal

111 1/4" x 15 1/4" 1/2"OA- PPG500/Clear Tempered- Preacher's Office
13 1/8" x 114 1/2" 1/2"0A PPG500/Clear Tempered- Preacher’s Office
15 1/4" x 128 3/8" 1/2"0A PPG500/Clear Tempered- Prcacher's Office
Labor to Install IGU's in Preacher's Office

Subtotal

35 174" 70 1/4" 3/4"0A Clear/Low E & Argon Tempered- Office
Labor o Install IGU's in Office
Subtotal

Marvin Windows, Tilted Pack Series,White Primed Wood Exterior,Raw Interior, Cottage A, SDL for Grids,

Bronze Hardware, Clear Glass (except where noted), LowE 366, Argon, No Screen, 6 degree bevel
(4) 21" x 70" DHT- lsabella Grey Room

(3) 25" x 70" DHT- Isabella Grey Room

(2) 21" x 56 1/2" DHT- Fireside Room

(I) 26" x 58 1/2" DHT- Fireside Room

(3) 25" % 57 1/2" DHT- Fireside Room

Labor to Install Marvin Window, Tilt Pack Series in Isabella Grey Room & the Fireside Room 13
Subtotal
Permits i
Subtotal
Sales Tax {0.0%)
Estimates are gocd for 30 days.
Terms: 1/2 down at time of signing the contract.
Remeaing to be paid upon completion of the job. TOtal
Finance charge of 2.5% per month will be applied to the upaid balance remaining past
Signature _

10-days of project compiletion date,

Job Site Notes:
Lyle 541.993.5878

Date

7/29/2014

Qty
14

14

i3

Estimate #
5426
Each Total
959,88 13,438.32
480,00  6,720.00
20,158.32
147.56 1,180,48
156.30 156.30
193.85 193.85
150.00 1,500.00
3,030.63
244.94 734,82
125.00 375.00
1,109.82

L86198 24,205.74

150.00

300.00

1,950.00
26,155.74

300.00

$50,754.51

$0.00

$50,754.51
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UNITED CHURCH OF CHRIST
CONGREGATIONAL

An Opening & Affirming Congregation

*—-——-—-—"""
Sunday Worship 10am e www.uccthedalles.org
Rev. Dr. Deborah J. Allen
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“SUPPLEMENTAL INFORMATION

FagE

K2 /5’ ,?p/ij URAG
Eric B. Gleason
704 Case Street

The Dalles, Oregon 97058
(541) 296-1802

September 14, 2014

Columbia Gateway

Urban Renewal Advisory Committee
313 Court Street

The Dalles, Oregon 97058

Dear Advisory Committee members,

I am writing to you to express my concerns about a grant application that is coming before you
for a recommendation at your meeting on September 16, 2014. The request is from the United
Church of Christ Congregational (U.C.C.C.) for the replacement of all of the remaining original
windows (with the exception of stained glass windows) in their church and the school. I have
two principle concerns with this project, firstly its effect on the historic character of this building
and the surrounding historic district, and secondly on it cost effectiveness.

My primary concern is with the 13 remaining wood windows in the 1936 portion of the church.
These windows are quite prominent and visible from Court Street and their preservation is
essential to maintaining the historic character of the Church. They are essentially the “eyes” on
the face of the Church, and the proposed replacements, may look acceptable from 100 feet, but
will be clearly recognizable as replacements from the adjacent sidewalk. The original windows
are still in good condition, and with some minor repairs and maintenance, they can be made more
functional and energy efficient.

According to the National Park Service (Preservation Brief 3: Improving Energy Efficiency in
Historic Buildings, December 2011):

A common misconception is that replacing windows alone will result in major energy
savings. This argument, often used to sell replacement windows, is simply not true.
Although it varies from building to building, the U.S. Department of Energy (DOE) has
documented that air loss attributable to windows in most building is only about 10% of
the total air loss. Studies have shown that window replacement does not pay for itself in a
reasonable length of time. Moreover, there are ways to improve the performance of
historic windows that do not require their replacement. In addition, historic windows can
usually be repaired and are, thus, sustainable, while most new windows cannot be
repaired, or even recycled, and may wind up in landfills.

The replacement of these 13 windows in the grant proposal would cost $26,155.74 ($24,205.74
for the windows and $1950.00 for labor), this represents over % the cost of the proposed project.
Often it is much less expensive to repair windows, replace weather stripping, and add storm
windows than it is to replace the entire window. Additionally, by repairing rather than replacing
the windows, more of the grant money would stay in the local community, as the portion of




funds devoted to labor would increase, while those spent on windows manufactured in
Minnesota would decrease. The U.C.C.C has not investigated the cost and feasibility of repairing
rather than replacing the historic windows, an effort that could preserve the original windows,
provide added energy saving benefits, and be more cost effective both in the short and long term.
Cost effectiveness was not a criterion that the Historic Landmarks Commission could consider in
its decision on this proposal, but it certainly should be a consideration in awarding this grant.

In light of the options put forward in the staff report, I would request that you recommend the
denial of this grant request, and encourage the U.C.C.C. to explore other options in their laudable
quest for energy conservation and historic preservation.

Thank you,

Eric B. Gleason
704 Case Street
The Dalles, OR 97058




PRESERVATION

BRIEFS

Improving Energy Efficiency
in Historic Buildings
Jo Ellen Hensley and Antonio Aguilar

National Park Service
U.S. Department of the Interior

Technical Preservation Services

R

R
Rl

The concept of energy conservation in buildings is not
new. Throughout history building owners have dealt
with changing fuel supplies and the need for efficient
use of these fuels. Gone are the days of the cheap and
abundant energy of the 1950's. Today with energy
resources being depleted and the concern over the
effect of greenhouse gases on climate change, owners
of historic buildings are seeking ways to make their
buildings more energy efficient. These concerns are key
components of sustainability — a term that generally
refers to the ability to maintain the environmental,
social, and economic needs for human existence. The
topic of sustainable or “green” building practices is too
broad to cover in this brief. Rather, this preservation
brief is intended to help property owners, preservation
professionals, and stewards of historic buildings make
informed decisions when considering energy efficiency
improvements to historic buildings.

Sound energy improvement measures must take into
consideration not only potential energy savings, but

also the protection of the historic property’s materials
and features. This guidance is provided in accordance
with the Secretary of the Interior’s Standards for
Rehabilitation to ensure that the architectural integrity
of the historic property is preserved. Achieving a
successful retrofit project must balance the goals of
energy efficiency with the least impact to the historic
building. Planning must entail a holistic approach that
considers the entire building envelope, its systems and
components, its site and environment, and a careful
evaluation of the effects of the measures undertaken.
Treatments common to new construction need to be
evaluated carefully before implementing them in historic
buildings in order to avoid inappropriate alteration of
important architectural features and irreparable damage
to historic building materials. This brief targets primarily
small-to medium-size historic buildings, both residential
and commercial. However, the general decision-making
principles outlined here apply to buildings of any size
and complexity.

Inherent Energy Efficient Features
of Historic Buildings

Before implementing any energy conservation measures,
the existing energy-efficient characteristics of a historic
building should be assessed. Buildings are more

than the sum of their individual components. The
design, materials, type of construction, size, shape, site
orientation, surrounding landscape, and climate all

play a role in how buildings perform. Historic building
construction methods and materials often maximized
natural sources of heat, light and ventilation to respond
to local climatic conditions. The key to a successful
rehabilitation project is to understand and identify the
existing energy-efficient aspects of the historic building
and how they function, as well as to understand and
identify its character-defining features to ensure they

are preserved. Whether rehabilitated for a new or
continuing use, it is important to utilize the historic
building’s inherent sustainable qualities as they were
intended to ensure that they function effectively together
with any new treatments added to further improve
energy efficiency.

Windows, courtyards, and light wells

Operable windows, interior courtyards, clerestories,
skylights, rooftop ventilators, cupolas, and other features
that provide natural ventilation and light can reduce
energy consumption. Whenever these devices can be
used to provide natural ventilation and light, they save
energy by reducing the need to use mechanical systems
and interior artificial lighting.

Historically, builders dealt with the potential heat loss
and gain from windows in a variety of ways depending
on the climate. In cold climates where winter heat

loss from buildings was the primary consideration
before mechanical systems were introduced, windows
were limited to those necessary for adequate light and
ventilation. In historic buildings where the ratio of glass




Fig. 1. A decorative, stained glass skylight allows natural daylight
into the interior.

to wall is less than 20%, the potential heat loss through
the windows is likely minimal; consequently, they are
more energy efficient than most recent construction. In
hot climates, numerous windows provided valuable
ventilation, while features such as wide roof overhangs,
awnings, interior or exterior shutters, venetian blinds,
shades, curtains and drapes significantly reduced heat
gain through the windows. Historic windows can play
an important role in the efficient operation of a building
and should be retained.

Fig. 2. Upper and lower shutters control daylight and provide privacy.

New architectural styles, beginning with the
International Style of the 1920’s, brought about an
increase in the percentage of glazing in the total
building envelope. By the 1950's, with the advent of

the glass curtain wall, glazing constituted nearly 100%
of a building’s exterior walls in many buildings. While
many early modern buildings continued to use operable
windows as a way to provide natural ventilation, greater
reliance on mechanical heating and air conditioning
systems eventually reduced the function of exterior
glazing to providing light only, particularly in
commercial, office, and institutional buildings.
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Fig. 3. Stone walls with substantial

mass have high thermal inertia.

Walls

Thick masonry walls typical of the late-nineteenth

and early-twentieth centuries have inherent thermal
characteristics that keep the buildings cooler in

the summer and warmer in the winter. Walls with
substantial mass have the advantage of high thermal
inertia, which reduces the rate of heat transfer through
the wall. For instance, a wall with high thermal inertia,
subjected to solar radiation for an hour, will absorb the
heat at its outside surface, but slowly transfer it to the
interior over a period as long as six hours. Conversely, a
wall having the equivalent thermal resistance (R-value),
but a substantially lower thermal inertia, will transfer
the heat in perhaps as little as two hours. Heavy
masonry walls also reduce the need for summer cooling,.
High thermal inertia is the reason many older public and
commercial buildings without air conditioning still feel
cool during the summer. The heat from the midday sun
does not penetrate the buildings until late afternoon and
evening, when it is less likely to be occupied or when
exterior temperatures have fallen. Heavy masonry walls
are also effective in moderating internal temperatures

in the winter by dampening the overall peaks of heat
gain and loss resulting in a flatter and more tolerable
daily cycle. In areas that require cooling during the day
and heating at night, masonry walls can help spread

out excess heat gain from the day to cover some of the
needed heating for the evening and night hours.

Roofs
Roof construction and design in historic buildings,
particularly vernacular buildings, are strongly




influenced by the conditions of the local climate. Wide
overhangs that sometimes extend to create porches
minimize the heat gain from the sun in warmer climates,
while steep, sloping roofs with minimal or no overhang
prevail in colder climates to allow for shedding snow
and increasing beneficial solar heat gain through the
windows. Materials and color also influence the thermal
performance of roofs. Metal and light colored roofs, for
example, reflect sunlight and thereby reduce the heat
gain from solar radiation.

Fig. 4. A typical
New England saltbox
features a steeply
sloping roof to shed
snow and a floor plan
organized around a
central chimney to
conserve heat.
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Floor Plans

The floor plan of many historic buildings, particularly
traditional vernacular ones, was also designed to
respond to the local climate. In cold climates, rooms
with low ceilings were clustered around central
chimneys to share the heat, while small windows
with interior shutters reduced drafts and heat loss. In
warmer climates, wide central halls with tall ceilings,
breezeways, and large porches all maximized

air circulation.

Landscape

Site orientation was another factor considered especially
in the location of a historic building on its property.

In cold climates, buildings were oriented against
northern winds while buildings in warm climates were
sited to take advantage of prevailing breezes. Evergreen
trees planted on the north side of buildings shielded
from winter winds; deciduous trees planted to the
south provided summer shade and maximum sun in
the winter.
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Fig. 5. The side porches of this house in Charleston, SC, shade the
large windows and provide outdoor living spaces that take advantage
of sen breezes.

Energy Audit

Before implementing any measures to improve the
thermal performance of a historic building, an energy
audit should be undertaken to evaluate the current
energy use of the building and identify deficiencies
in the building envelope or mechanical systems. In
some areas, the local utility company may offer a free
simple audit, however a more in-depth audit should
be obtained from a professional energy auditor. The
goal of the audit is to establish a baseline of building
performance data to serve as a reference point

when evaluating the effectiveness of future energy
improvements. It is important to hire an independent
auditor who does not have financial interests in the
results, such as a product vendor.

An energy auditor first documents the current energy
use patterns in the building to establish an energy use
history. This initial step includes obtaining the billing
history from the local utility company over a one- or
two-year period, as well as documenting the number
of building occupants, how the building is used, and
the type of fuel consumed. The location of any existing
insulation is recorded and the approximate R-value of
various components of the building envelope including
walls, ceilings, floors, doors, windows and skylights

is calculated. The building envelope is inspected to
identify areas of air infiltration and air loss. The type
and age of mechanical systems and major appliances
are also recorded.

Tools such as a blower door test or infrared
thermography are useful to identify specific areas of
infiltration, lack of insulation and thermal bridging.
Mechanical depressurization along with infrared
thermography is extremely useful in identifying
locations of air leakage and heat loss followed by the use
of tracer smoke to isolate specific air leaks. These tests
are often challenging to perform on buildings and must
be undertaken by experienced professionals to avoid




misleading or inaccurate results. There are professional
standards for audits, those of the Building Performance
Institute (BPI) being the most widely used.

The energy auditor then produces a detailed report

that documents the findings of the audit and includes
specific recommendations for upgrades such as air
sealing, adding insulation, general repairs, lighting, and
improvements to or replacement of mechanical systems
or major appliances. Cost estimates are provided

for each of the improvements including the cost of
implementation, potential operating cost savings, and,
importantly, the anticipated payback period. Armed
with this information, historic building owners can
start to make informed decisions on how to improve
the performance of their buildings. Usually the auditor
finds a few locations where there is major air leakage;
large “holes” that are unique to a particular building
and require equipment to find them. These anomalies
are often invisible to the people who use the building on
a regular basis. It is important to retest the performance
of the building following the implementation of any
upgrades undertaken as a result of an energy audit to
ensure that the upgrades are performing as expected.

Prioritizing Energy Upgrades

When implementing energy upgrades, efforts should
be concentrated on improvements that will provide the
most payback for the money expended and the least
compromise to the historic character of the building.
Some upgrades recommended in energy audits may not
be introduced into a historic building feasibly without
damaging historic fabric or altering the appearance

of significant features. Removing historic siding and
replacing it with new siding to introduce insulation

Fig. 6. (left) A blower door is used to depressurize a building by exhausting air at a rate that allows pressure gags and tracer smoke to measure the

into the wall cavity of a frame building or replacing
repairable historic windows are examples of treatments
that should not be undertaken on historic buildings.

A common misconception is that replacing windows
alone will result in major energy savings. This argument,
often used to sell replacement windows, is simply not
true. Although it varies from building to building, the
U.S. Department of Energy (DOE) has documented that
air loss attributable to windows in most buildings is
only about 10% of the total air loss. Studies have shown
that window replacement does not pay for itself in
energy savings in a reasonable length of time. Moreover,
there are ways to improve the performance of historic
windows that do not require their replacement.

In addition, historic windows can usually be repaired
and are, thus, sustainable, while most new windows
cannot be repaired, or even recycled, and may wind up
in landfills.

When considering energy upgrades, it is imperative to
get a clear picture of what an improvement will cost
initially and how long it will take to pay back the cost
in energy savings. Therefore, the life cycle cost of the
improvement must be considered as well as its impact
on historic fabric, Reducing infiltration around existing
windows and doors, sealing penetrations in the building
envelope, and adding insulation — particularly in the
attic where it has little impact on historic fabric — can
result in significant improvements at relatively little
cost. Updating mechanical systems or changing the way
in which they are operated can also be cost-effective
interventions. For example, installing a more efficient
mechanical system alone may pay for itself in ten years.

amotnt and location of air leakage. Photo: Robert Cagnetta, Heritage Restoration, Inc.

Fig. 7. (center and right) The left thermal image shows the walls of this building before insulating. After insulation was added, the cooler and, thus
darker exterior walls evidence how much the heat loss has been reduced. Photos: EYP Architecture & Engineering.




Fig. 8. Where Air Escapes From a House (by percentage) — Image
based on data from Energy Savers, U.S. Department of Energy.
Hlustration: Blank Space LLC.

Actions to Improve Energy Efficiency

Reducing energy demands for heating and cooling
may be accomplished in two steps. First, implement
operational changes and upgrades to mechanical
systems and major appliances — measures that do not
require making alterations or adding new materials —
to ensure that a building functions as efficiently

as possible. After all these measures have been
implemented, corrective work or treatments, such as
weatherization, that require other alterations to the
building may be considered.

Residential Energy Use Intensity by Age

Year Built KBtu/sq ft/yr
Prior to 1950 74.5
1950 to 1969 66.0
1970 to 1979 59.4
1980 to 1989 51.9
1990 to 1999 48.2
2000 to 2005 44.7

Source: Residential Energy Consumption Survey, 2005

Establishing Realistic Goals

Energy consumption data gathered by the U.S. Energy
Information Administration (see chart) shows that
residential buildings built before 1950 (the largest
percentage of historic building stock) are about 30 to
40 percent less energy efficient than buildings built
after 2000. Using this as a baseline, a 30 to 40 percent
upgrade of a historic building’s energy performance
can be a realistic goal. A 40 percent increase in energy
efficiency would of course be a more achievable goal for
buildings that have had minimal upgrades since their

original construction, i.e., added insulation, tightening
of the exterior envelope, or more efficient mechanical
equipment. On the other hand, achieving “net zero”
energy goals as it is currently done with some new
construction can be a much more difficult challenge to
achieve in a historic retrofit. Attempting to reach such a
goal with a historic building would most likely result in
significant alterations and loss of historic materials. [The
data for commercial buildings documents that buildings
in 2003 used approximately the same energy as they did
before 1920, after reaching their peak in the 1980°s.]

Operational Changes

One of the greatest effects on energy use is user
behavior. Once an energy audit has established a
baseline for the current energy use in a building,
operational changes should be identified to control
how and when the building is used to minimize the use
of energy-consuming equipment. These changes can
range from simple measures such as regular cleaning
and maintenance of mechanical equipment to installing
sophisticated controls that cycle equipment on and off
in specified intervals for maximum performance. The
following changes are recommended to reduce heating
and cooling costs.

¢ Install programmable thermostats.

® Close off rooms that are not in use and adjust the
temperature in those rooms.

¢ Do not condition rooms that do not need to be
conditioned, thereby reducing the thermal envelope.

e Use insulated shades and curtains to control heat gain
and loss through windows.

e Use operable windows, shutters, awnings and

vents as originally intended to control temperature

and ventilation.

e Take advantage of natural light.

e Install compact fluorescent lights (CFL) and light-
emitting diode (LED) lights.

e Install motion sensors and timers for lighting and local
ventilation, such as bathroom exhaust fans.

® Reduce “phantom” electricity loads by turning
equipment off when not in use.

® Clean and service mechanical equipment regularly.

These measures should be undertaken first to save
energy in any existing building and are particularly
appropriate for historic buildings because they do not
require alterations to historic materials.

Upgrading Equipment and Appliances

In addition to maximizing the energy efficiency of
existing building systems, substantial savings can be
achieved through upgrading equipment and appliances.
One should still weigh the operational savings against
the initial cost of the new equipment, particularly if the
existing equipment is not near the end of its life.

Calculator aids that take into account the efficiency
of both the existing and new equipment are available
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Fig. 9. An energy auditor tests the efficiency of a boiler.

online to assist in determining the payback. Advance
planning will allow time to find the most efficient unit,

as well as to investigate the availability of any state and
federal energy credits. As energy prices continue to rise
and technology advances, options such as the installation
of a solar hot water heater or geothermal ground

source or water source heat pumps are becoming more
economically feasible. Recommendations for upgrading
equipment and appliances include:

e Upgrade the heating system. It is important to install
new furnaces that utilize outside combustion air to
reduce air drawn into the building through uncontrolled
infiltration. [All furnaces and boilers are now measured
by their annual fuel utilization efficiency or AFUE.]
Heating equipment is now more efficient and gas
furnaces that used to have a 60% (AFUE) rating can

now operate at as much as 90 to 97% efficiency.

e Upgrade the air conditioning system.

* Replace the water heater. High-efficiency water heaters
use far less energy than earlier models, and high-efficiency
tankless water heaters heat water on demand and offer
even greater savings. Point of use water heat can also
reduce costs and water consumption by reducing the time
it takes to draw hot water.

» Upgrade appliances. Energy Star appliances,
particularly refrigerators, washing machines and
dishwashers can all reduce electricity use and additional
indoor heating loads.

Upgrading Building Components

In addition to operational and mechanical upgrades, it
can be possible to upgrade many building components
in a manner that will not jeopardize the historic character
of the building and can be accomplished at a reasonable
cost. The goal of these upgrades is to improve the
thermal performance of the building, resulting in even
greater energy savings. Retrofit measures to historic
buildings should be limited to those that achieve at least
reasonable energy savings, at reasonable costs, with the
least impact on the character of the building.

The following list includes the most common measures
proposed to improve the thermal performance of

an existing building; some measures are highly
recommended for historic buildings, but others are less
beneficial, and can even be harmful to a historic building.

Requires Minimal Alteration

° Reduce air leakage.

* Add attic insulation.

e Install storm windows.

o Insulate basements and crawlspaces.

» Seal and insulate ducts and pipes.

o Weather strip doors and add storm doors.

¢ Add awnings and shading devices where appropriate.

Requires More Alteration

e Add interior vestibules.

* Replace windows.

* Add insulation to wood-frame walls.
¢ Add insulation to masonry walls.

e Install cool roofs and green roofs.

The treatments listed first have less potential to
negatively impact the historic fabric of a building. They
tend to be less intrusive, are often reversible, and offer
the highest potential for energy savings. Undertaking
any of the treatments in the second group, however, may
pose technical problems and damage to historic building
materials and architectural features. Their installation
costs may also outweigh the anticipated energy savings
and must be evaluated on a case-by-case basis with
advice from professionals experienced in historic
preservation and building performance.

Requires Minimal Alteration

Reduce air leakage. Reducing air leakage (infiltration
and exfiltration) should be the first priority of a
preservation retrofit plan. Leakage of air into a building
can account for 5 to 40 percent of space-conditioning
costs, which can be one of the largest operational costs
for buildings.! In addition, unwanted air leakage into
and out of the building can lead to occupant comfort
issues resulting from drafts. Air infiltration can be
especially problematic in historic buildings because it
is closely linked to increased moisture movement into
building systems.

Air flow into and out of buildings is driven by three
primary forces: wind pressure, mechanical pressure
and the stack effect. Cold outside air that infiltrates the
building through big holes, as well as through loose
windows, doors, and cracks in the outer shell of the
building, causes the heating system to work harder and
consume more energy. In a multi-story building, cold
air that enters the building at lower levels, including
the basement or crawlspace, will travel up through

the building and exit out leaky windows, gaps around
windows and the attic as a result of temperature and
pressure differential. This pattern of air movement
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Fig. 10. The pattern of air movement referred to as the “stack effect”.
Iilustration: Blank Space LLC.

is called the “stack effect.” Not only is valuable
conditioned air lost, but damaging moisture may also
enter the wall cavities and attic spaces. To stop the stack
effect, the top and bottom of the exterior walls, inter-
floor bypasses, and any existing chases or shafts must
be sealed, or “draft proofed.” The use of spray foam
sealants in basement and attic cracks is a particularly
useful technique for reducing air infiltration.

Adding weatherstripping to doors and windows, sealing
open cracks and joints at the base of walls and around
windows and doors, sealing off recessed lighting fixtures
from above, and sealing the intersection of walls and
attic, will substantially reduce air leakage. When using
exterior caulk to seal the intersection of siding and doors
or windows, do not caulk the underside of clapboards

or below windows to allow any liquid water to escape.
When infiltration and, consequently, exfiltration are
reduced, mechanical ventilation may be necessary to
meet occupants’ requirements for fresh air.

Add attic or roof insulation. Heat loss and gain caused
by increased interior /exterior temperature differentials
primarily due to the stack effect and solar radiation are
greatest at the top of a building. Therefore, reducing

heat transfer through the roof or attic should be one of
the highest priorities in reducing energy consumption.
Adding insulation in unoccupied, unfinished attics

is not only very effective from an energy-savings
perspective, but it is also generally simple to install and
causes minimal disruption to historic materials. The U.S.
Department of Energy (DOE) provides a recommended
R-value chart based on climate zones to help determine
the optimal amount of insulation that should be installed
in a particular project. Local codes may also have specific
insulation requirements. Insulating trap or access doors
should not be overlooked. Even though they may be
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Fig. 11. Air infiltration and exfiltration.
Hlustration: Blank Space LLC.

small, attic doors can be responsible for substantial
heat loss and should be addressed as part of any attic
insulation project.

DOE Climate Zone Map

— 1
Fig. 12. Recomnmended energy improvements vary widely based on
climate. The information contained in this document is based primarily
on the available data for the Northeast and Mid-AHantic regions.

In unfinished and unheated attics, the insulation
material is typically placed between the floor joists
using blown-in, batt, or rigid foam insulation. When
using fiberglass batts faced with a vapor retarder,

the vapor retarder should be face down towards the
heated interior. However, the use of a vapor retarder

is not necessary in attic applications. If additional batt
insulation is being added over existing insulation that
is near or above the top of the joists, new un-faced batts
should be placed perpendicular to the old ones to cover
the top of the joists and reduce thermal bridging through
the frame members. In low-pitched roofs, or where
installing batt insulation is difficult, a more complete
coverage of the attic floor may be achieved by using
blown-in insulation. Unfinished attics must be properly
ventilated to allow excess heat to escape.




Radiant barriers may be used in attics to reduce thermal
radiation across the air space between the roof deck

and the attic floor in order to reduce summer heat gain.
They are most beneficial in reducing cooling loads in
hot climates and consist of a highly reflective sheet or
coating, usually aluminum, applied to one or both sides
of a flexible material. They are effective only when the
foil surface faces an air space, and as long as the surface
remains shiny — that is, free from dirt, dust, condensation
and oxidation. Radiant barriers should not be installed
directly over insulation on the attic floor, as they can act
as vapor retarders and trap moisture in the insulation
unless they are perforated. Their placement should be
ventilated on both sides.

Roof Decking

Air Space

Radiant Barrier
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Fig. 13. Sample mstallation of a radiant barrier.

Insulating the underside of the roof rather than the attic
floor increases the volume of the thermal envelope of
the building, thus making this treatment inherently less
energy efficient. However, when mechanical equipment
and/or ductwork are housed in an attic space, placing
the insulation under the roof and treating the attic

as a conditioned space is strongly recommended.

This treatment allows the equipment to operate more
efficiently and can prevent moisture-related problems
caused by condensation on the mechanical equipment.

When insulation is placed under the roof, all vents in

the attic and the intersection between the walls and roof
rafters must be sealed. Rigid foam or batt insulation
placed between the roof rafters is a common method of
insulating the underside of a roof. Open cell spray foam
(.51b/cuft) may sometimes be applied under the roof
deck only when there are no gaps in the sheathing which
could allow the foam to expand under slates or shingles,
preventing the re-use of the roofing material. Also, if
roof leaks do occur, they may go undetected until after
major damage occurs. Consideration must also be given
to the irreversibility of this procedure because the foam
enters the pores of the wood. It may be more advisable
to install a breathable layer of material that will allow for
future removal without leaving a residue.

When total roof replacement is required because of
deterioration, installing rigid foam insulation on top
of the roof deck before laying the new roofing material

can be simple and effective, particularly on low-pitched
or flat roofs. However, the added thickness of the roof
caused by installing rigid foam can alter the appearance
of projecting eaves, dormers, and other features. If this
application would significantly alter the appearance of
these features, consider other methods.

Fig. 14. Sample installation of rigid foam insulation, tapered at the
edge to avoid altering the appearance of the roof.

Install storm windows. The addition of metal or wood
exterior or interior storm windows may be advisable

to increase the thermal performance of the windows

in ways that weatherstripping and caulking cannot
address. A single-glazed storm window may only
increase a single-pane window’s thermal resistance to
R2, however, that is twice as good as a single-glazed
window alone. It will make a noticeable contribution

to the comfort level of the building occupant, with

the added benefit of protecting the historic window
from weathering. Using clear, non-tinted, low-e glass

in the storm window can further increase the thermal
performance of the window assembly without the loss of
historic fabric. Studies have shown that the performance
of a traditional wood window with the addition of a
storm window can approach that of a double-glazed
replacement window.? Some storm windows are
available with insulated low-e glass, offering even
higher thermal performance without the loss of the
historic window. Furthermore, a storm window avoids
the problem of irreparable seal failure on insulated glass
units (IGUs) used in modern replacement windows.
While the lifespan of the IGU depends both on the
quality of the seal and other factors, it is unreasonable to
expect more than 25 years. Once the seal fails, the sash
itself will usually need to be entirely replaced.

By providing an additional insulating air space and
adding a barrier to infiltration, storm windows improve
comfort and reduce the potential for condensation on the
glass. To be effective and compatible, storm windows
must be tight fitting; include a sealing gasket around the
glass; align with the meeting rail of the primary sash;
match the color of the sash; and be caulked around the
frame to reduce infiltration without interfering with any
weep holes.

Whether a storm window or the historic window itself,
the interior window must be the tighter of the two units
to avoid condensation between the windows that can



occur in a cold climate that requires indoor heating.
Condensation is a particular concern if it collects on

the historic window, as can easily happen with a loose-
fitting, storm window. While interior storm windows
can be as thermally effective as exterior storm windows,
appropriate gaskets must be used to ensure that
damage-causing condensation does not form on the
inside face of the historic window. Opening or removing
the interior storm windows during non-heating months
also helps to avoid the negative effects of moisture
build-up.

Fig. 15. Original steel windows were
retained and made operable during
the rehabilitation of this historic mill
complex. Insulated sliding windows
were added on the interior fo improve

energy efficiency.

For large, steel industrial windows, the addition of
interior, insulated sliding glass windows that align
with the primary vertical mullions has proven to be a
successful treatment that allows the primary window to
remain operable.

Insulate basements and crawlspaces. The first step in
addressing the insulation of basements and crawl spaces
is to decide if they are to be part of the conditioned
space and, therefore, within the thermal envelope of

the building. If these areas are kept outside the thermal
envelope of the building and treated as unconditioned
areas, insulating between the floor joists on the
underside of the subfloor is generally recommended.
Alternatively, rigid foam insulation installed over

the bottom of the floor joists on the basement or
crawlspace side may also be used. All gaps between the
unconditioned and conditioned areas of the building,
including the band joists, should be air sealed to prevent
air infiltration into the upper levels of the building,.

If the crawlspace contains mechanical equipment, or if
high levels of moist air enter the crawlspace through
vents during the summer months, it is advisable to
include the crawlspace within the thermal boundary of
the building. As in attics, water vapor can condense on
ducts and other equipment located in unconditioned
basements and crawlspaces. In the past, building codes
routinely required that crawlspaces be treated as non-

conditioned spaces and be ventilated. However, this has
not proven to be a best practice in all cases. Ventilation
through crawlspace vents does not keep the space dry
during humid summers. All vents should be sealed and
access doors weather-stripped. Rigid foam insulation
installed on the interior face of the wall is recommended
for basement and crawlspace foundation walls, only
after all drainage issues have been addressed. Special
attention should be given to ensure that all the joints
between the insulation boards are sealed.

A moisture barrier on exposed dirt in a crawlspace is
strongly recommended to prevent ground moisture
from entering the building envelope. Whenever feasible,
pouring a concrete slab over a moisture barrier in
crawlspaces or basements with exposed dirt floors
should be considered.

Seal and insulate ducts and pipes. A surprisingly
enormous amount of energy is wasted when heated

or cooled air escapes from supply ducts or when

hot attic air leaks into air conditioning return ducts.
Based on data collected in energy audits, as much as

35 percent of the conditioned air in an average central
air conditioning system may escape from the ducts.?
Care must be taken to completely seal all connections
in the duct system and adequately insulate the ducts,
especially in unconditioned spaces. This loss of

energy is another reason to treat attics, basements and
crawlspaces as conditioned spaces. Ducts located in
unconditioned spaces should be insulated based on the
recommendations for the appropriate climate zone. Hot
water pipes and water heaters should be insulated in
unconditioned spaces to retain heat, and all water pipes
insulated to prevent freezing in cold climates.

Weather strip doors and add storm doors. Historic
wood doors are often significant features and should
always be retained, rather than replaced. While an
insulated replacement door may have a higher R-value,
doors represent a small area of the total building
envelope, and the difference in energy savings after
replacement would be insignificant. The doors and
frames should, however, have proper maintenance
including regular painting, and the addition or renewal
of weatherstripping. Storm doors can improve the
thermal performance of the historic door in cold
climates and may be especially recommended for a
door with glazing. The design of the storm door should
be compatible with the character of the historic door.

A fully glazed storm door with a frame that matches
the color of a historic door is often an appropriate
choice because it allows for the historic door to remain
visible. Storm doors are recommended primarily for
residential buildings. They are not appropriate for
commercial or industrial buildings. These buildings
never had storm doors, because the doors were opened
frequently or remained open for long periods. It may
also not be appropriate to install a storm door on a
highly significant entrance door. In some instances,
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the addition of a storm door could add significant heat
gain on certain exposures or in hot climates, which could
degrade the material or finish of the historic door.

Add awnings and shading devices. Awnings and other
shading devices can provide a considerable reduction
of heat gain through windows and storefronts. Keeping
existing awnings, or replacing them if previously
removed, is a relatively easy way to enhance the energy
performance of a building. Awnings should only be
installed when they are compatible with the building
type and character. In building types that did not have
awnings historically, interior shades, blinds or shutters
should be considered instead.

A wide range of shades, blinds and shutters is available
for use in all types of buildings to control heat gain or
loss through windows, as well as lighting levels. When
properly installed, shades are a simple and cost-effective
means of saving energy. Some shade fabrics block only

a portion of the light coming in — allowing the use of
natural light — while others block all or most of the
light. The light-colored or reflective side of the shades
should face the window to reduce heat gain. Quilted
roller shades feature several layers of fiber batting and
sealed edges, and these shades act as both insulation
and an air barrier. They control air infiltration more
effectively than other soft window treatments. Pleated or
cellular shades provide dead air spaces within the cells
to add insulation value. These shades, however, do not
measurably control air infiltration.

Retractable awnings and interior shades should be
kept lowered during the summer to prevent unwanted
heat gain, but raised in the winter to take advantage

of the heat gain. Interior shades, especially those that
have some insulation value, should be lowered at night
during the winter months.

Light shelves are architectural devices designed to
maximize daylight coming through windows by
reflecting it deeper into the building. These horizontal
elements are usually mounted on the interior above
head height in buildings with high ceilings. Although
they can provide energy savings, they are not compatible
with most historic buildings. In general, light shelves

are most likely to be appropriate in some industrial or
modernist-style buildings, or where the historic integrity
of interior spaces has been lost and they can be installed
without being visible from the exterior.

Requires More Alteration

Add interior vestibules. Vestibules that create a
secondary air space or “air lock” are effective in
reducing air infiltration when the exterior door is

open. Exterior and interior vestibules are common
architectural features of many historic buildings and
should be retained wherever they exist. Adding an
interior vestibule may also be appropriate in some
historic buildings. For example, new glazed interior
vestibules may be compatible changes to historic
commercial and industrial buildings. New exterior
vestibules will usually result in too great a change to the
character of primary entrances, but may be acceptable
in very limited instances, such as at rear entrances. Even
in such instances, new vestibules should be compatible
with the architectural character of the historic building.

Replace windows. Windows are character-defining
features of most historic buildings. As discussed
previously, the replacement of a historic window with
a modern insulated unit is not usually a cost-effective
choice. Historic wood windows have a much longer
service life than replacement insulated windows, which
cannot be easily repaired. Therefore, the sustainable
choice is to repair historic windows and upgrade their
thermal performance. However, if the historic windows
are deteriorated beyond repair, if repair is impractical
because of poor design or material performance, or

if repair is economically infeasible, then replacement
windows may be installed that match the historic
windows in size, design, number of panes, muntin
profile, color, reflective qualities of the glass, and the
same relationship to the window opening.

Other options should also be considered before
undertaking complete window replacement. If only the
sash is severely deteriorated and the frame is repairable,
then only the sash may need to be replaced. If the
limited lifespan of insulated glass is not a concern, the
new sash can be made to accommodate double glazing.



Where the sashes are sound, but improved thermal
performance without the use of a storm window

is desired, some windows may be retrofitted with
insulated giass. If the existing sash is of sufficient
thickness, it may be routed to accept insulated, clear
low-e glass without extensive loss of historic material
or historic character. When insulated glass is added in
a new or retrofitted sash, any weights will have to be
modified to accommodate the significant extra weight.

Wall Insulation

Adding wall insulation must be evaluated as part of
the overall goal to improve the thermal efficiency of

a building and should only be considered after the
installation of attic and basement insulation. Can this
goal be achieved without the use of wall insulation? Can
insulation be added without causing significant loss

of historic materials or accelerated deterioration of the
wall assembly? Will it be cost effective? These are basic
questions that must be answered before a decision is
made fo insulate the walls and may require professional
evaluation.

Add insulation to wood-frame walls, Wood is
particularly susceptible to damage from high moisture
levels; therefore, addressing existing moisture problems
before the addition of insulation is essential.
Un-insulated historic wood buildings have a higher
rate of air infiltration than modern buildings; while

this makes older buildings less efficient thermally, it
helps dissipate the unwanted moisture and thus keeps
building assemblies dry. Climate, building geometry,
the condition of the building materials, construction
details, and many other factors make it difficult to assess
the impact that adding insulation will have on reducing
the air flow and, hence, the drying rate in a particular
building. For this reason, predicting the impact of
adding insulation to wood-frame walls is difficult.

Insulgtion Installed in the Wall Cavity: When sheathing is
part of the wall assembly, and after any moisture-related
problems have been addressed, adding insulation to the
interior cavity of a wood-frame wall may be considered.
Adding insulation in a wall where there is no sheathing
between the siding and studs is more problematic,
however, because moisture entering the wall cavity
through cracks and joints by wind-driven rain or
capillary action will wet the insulation in contact with
the back of the siding.

Installing blown-in insulation, either dense-packed
cellulose or fiberglass, into the wall cavity causes

the least amount of damage to historic materials and
finishes when there is access to the cavity walls, and

it is therefore a common method of insulating wood-
frame walls in existing buildings. In most cases, blowing
insulation material into the wall cavity requires access
through the exterior or interior wall surfaces. When
historic plaster, wood paneling, or other interior

historic decorative elements are present, accessing the
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Fig. 17. IHustration of insulation from the 1889 trade catalog

“The Uses of Mineral Wool in Architecture, Car Building and Steam
Engineering”. Collection Centre Canadien d'Architecture/Canadian
Centre for Architecture, Montreal, Canada.

cavity from the exterior is recommended by removing
individual siding boards at the top of each wall cavity.
In this manner the boards can be reinstalled without
unsightly drill holes on the exterior. If the plaster is
deteriorated and will require repair, then the wall cavity
may be accessed from the interior through holes drilled
through non-decorative plaster.

Of the materials available, dense-packed cellulose fiber
is most commonly used. Its R-value, ability to absorb
and diffuse moisture, impediment to air flow, relatively
simnple installation, and low cost make it a popular
choice. Cellulose insulation from most manufacturers is
available in at least two grades that are characterized by
the type of fire retardant added to the insulation. The fire
retardants are usually: (1) a mix of ammonium sulfate
and boric acid or (2) boric acid only (termed “borate
only”}. The recommended type of cellulose insulation
for historic buildings is the “borate only” grade, as
cellulose treated with sulfates reacts with moisture in the
air and forms sulfuric acid which corrodes many metals.

Optimum conditions for installing insulation inside

the wall cavity occur in buildings where either the
exterior materials or interior finishes have been lost,

or where the materials are deteriorated beyond repair
and totai replacement is necessary. However, wholesale
removal of historic materials either on the exterior or
interior face of a historic wall to facilitate insulation is
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not recommended. Even when the exterior materials,
such as wood siding, could potentially be reinstalled,
this method, no matter how carefully executed, usually
results in damage to, and loss of historic materials.

Fig. 18. Dense-packed cellulose insulation is being blown in through
holes drilled in the sheathing. Once the operation has been completed,
the shingles will be reinstalled. Photo: Edward Minch.

If the wall cavity is open, the opportunity to properly
install batt insulation is available. A tight fit between
the insulation and the adjacent building components

is critical to the performance of the insulation. Batt
insulation must be cut to the exact length of the cavity.
A batt that is too short creates air spaces above and
beneath the batt, allowing convection. A batt that is too
long will bunch up, creating air pockets. Air pockets
and convection currents significantly reduce the thermal
performance of insulation. Each wall cavity should be
completely filled. Unfaced, friction-fit batt insulation
fluffed to fill the entire wall cavity is recommended. Any
air gaps between the insulation and the framing or other
assembly components must be avoided. Batts should be
split around wiring, pipes, ducts and other elements in
the wall rather than be pushed or compressed around
obstacles.

When adding insulation to the sidewalls, the band joist
area between floors in multi-story, platform-framed
buildings should be included in the sidewall insulation
retrofit. The R-value of the insulation installed in the
band joist area should be at least equal to the R-value of

Band Joist

Fig. 19. Platform framing (left) and Balloon framing (right).

the insulation in the adjacent wall cavities. In balloon-
framed buildings, the wall cavity is continuous between
floors except where fire stops have been inserted.

The use of spray foam or foamed-in-place insulation
would appear to have great potential for application

in historic wood-frame buildings due to their ability to
flow into wall cavities and around irregular obstacles.
Their high R-value and function as an air barrier make
them a tempting choice. However, their use presents
several problems. The injected material bonds tightly to
historic materials making its removal difficult, especially
if it is encased in an existing wall. The pressure caused
by the expansion rate of these foams within a wall can
also damage historic material, including breaking the
plaster keys or cracking existing plaster finishes.

Insulation Installed on Either Side of the Wall: Batt, rigid
foam board, and spray foam insulation are commonly
added to the interior face of walls in existing buildings
by furring-out the walls to accommodate the additional
thickness. However, this often requires the destruction
or alteration of important architectural features, such
as cornices, base boards, and window trim, and the
removal or covering of plaster or other historic wall
finishes. Insulation installed in this manner is only
recommended in buildings where interior spaces and
features lack architectural distinction or have lost
significance due to previous alterations.

Fig. 20. The walls
have been furred

out inappropriately
around the historic
window trim creating
an appearance the
interior never had
historically.

Adding rigid foam insulation to the exterior face of
wood-frame buildings, while common practice in

new construction, is never an appropriate treatment
for historic buildings. Exterior installation of the foam
boards requires removal of the existing siding and trim
to install one or more layers of polyisocyanurate or
polystyrene foam panels. Depending on the amount

of insulation added for the particular climate, the wall
thickness may be dramatically increased by moving




What about moisture?

The issue of moisture in insulated assemblies is the
subject of much debate. While there is no conclusive
way to predict all moisture problems, especially

in historic buildings, experts seem to agree on a

few basic tenants. Exterior materials in insulated
buildings become colder in the winter and stay wet
longer following a rain event. While the wetness may
not pose a problem for robust materials, it may speed
the deterioration of some building materials, and
lead to more frequent maintenance such as repainting
of wood or repointing of masonry. Summer moisture
problems are most commonly associated with
excessive indoor cooling and the use of interior wall
finishes that act as vapor retarders (paint buildup or
vinyl wall coverings). Good air-sealing at the ceiling
plane usually controls moisture in insulated attics.

Most problems are caused by poor moisture
management, poor detailing which does not allow
the building to shed water, or inadequate drainage.
Therefore, a thorough assessment of the building’s
ability to keep out unwanted moisture must be done
before adding new insulation materials. Refer to
Preservation Brief #39: Holding the Line: Controlling
Unwanted Moisture in Historic Buildings for more

| information. Because of all the uncertainties
associated with insulating walls, brick walls in
particular, it may be advisable to hire a professional
consultant who specializes in the many factors that
affect the behavior of moisture in a building and

can apply this expertise to the unique characteristics
- of a particular structure. Sophisticated tools such

as computer modeling are useful to predict the
performance of building assemblies, but they require
interpretation by a skilled practitioner and the results
are only as good as the data entered. It is important
to remember, there are no reliable prescriptive
measures to prevent moisture problems.*

Vapor Retarders (Barriers): Vapor retardants are
commonly used in modern construction to manage
the diffusion of moisture into wall cavities and
attics. For vapor retardants to work properly,
however, they must be continuous, which makes
. their installation difficult in existing buildings, and
therefore generally not recommended. Even in new
construction, installation of vapor retardants is not
always indicated. Formerly, the recommended
treatment was to install a vapor retardant toward
the heated side of the wall (toward the interior
space in cold climates and toward the exterior in hot
climates). DOE now recommends that if moisture
moves both to the interior and exterior of a building
for significant parts of the year, it is better not to use
- avapor retarder at all.®

the siding as much as 4 inches out from the sheathing.
Even if the historic siding and trim could be removed
and reapplied without significant damage, the historic
relationship of windows to walls, walls to eaves,

and eaves to roof would be altered, which would
compromise the architectural integrity and appearance
of the historic building.

Solid Masonry Walls: As with frame buildings, installing
insulation on the interior walls of a historic masonry
structure should be avoided when it would involve
covering or removing important architectural features
and finishes, or when the added thickness would
significantly alter the historic character of the interior.
The addition of insulation on solid masonry walls

in cold climates results in a decreased drying rate,

an increased frequency of freeze-thaw cycles, and
prolonged periods of warmer and colder temperatures
of the masonry. These changes can have a direct effect on
the durability of materials.

Fig. 21. The interior face of a brick nasonry wall shows damage that
resulted from the installation of a vapor retardant (foil facing) and
thermal insulation. Photo: Simpson Gumpertz & Heger.

Depending on the type of masonry, exterior masonry
walls can absorb a significant amount of water when it
rains. Masonry walls dry both toward the exterior and
the interior. When insulation is added to the interior side
of a masonry wall, the insulation material reduces the
drying rate of the wall toward the interior, causing the
wall to stay wet for longer periods of time. Depending
on the local climate, this could result in damage to

the historic masonry, damage to interior finishes, and
deterioration of wood or steel structural components
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imbedded in the wall. Masonry walls of buildings that
are heated during the winter benefit from the transfer of
heat from the inside to the outside face of the walls. This
thermal transfer protects the exterior face of the wall by
reducing the possibility of water freezing in the outer
layers of the wall, particularly in cold and wet climates.
The addition of insulation on the interior of the wall not
only prolongs the drying rate of the exterior masonry
wall, but keeps it colder as well, thereby increasing the
potential for damage due to freeze-thaw cycles.®

Extreme swings in temperature may also have negative
effects on a historic masonry wall. The addition of
insulation materials to a historic masonry wall decreases
its ability to transfer heat; thus, walls tend to stay warm
or cold for longer periods of time. In addition, walls
exposed to prolonged solar radiation during winter
months can also be subject to higher swings in surface
temperature during the day. Deleterious effects due

to stress caused by expansion and contraction of the
building assembly components can result.

Buildings with masonry materials of higher porosity,
such as those built with low-fired brick, or certain

soft stones, are particularly susceptible to freeze-thaw
cycles and must be carefully evaluated prior to adding
insulation. Inspection of the masonry in areas that are
not heated such as parapets, exposed wing walls, or
other parts of the building is particularly important. A
noticeable difference in the amount of spalling or sanding
of the masonry in these areas could predict that the same
type of deterioration will occur throughout the building
after the walls are insulated. Brick that was fired at lower
temperatures was often used on the inside face of the
wall or on secondary elevations. Even masonry walls
faced with more robust materials such as granite may
have brick, rubble, mortar or other less durable materials
as backing.

Spray foams are being used for insulation in many
masonry buildings. Their ability to be applied over
irregular surfaces, provide good air tightness, and
continuity at intersections between, walls, ceilings, floors
and window perimeters makes them well suited for use
in existing buildings. However, the long-term effects

of adding either open- or closed-cell foams to insulate
historic masonry walls as well as performance of these
products have not been adequately documented.

Use of foam insulation in buildings with poor quality
masonry or uncontrolled rising damp problems should
be avoided.

Periodic monitoring of the condition of insulated
masonry walls is strongly recommended regardless of
the insulation material added.

Install cool roofs and green roofs: Cool roofs and
vegetated “green roofs” help to reduce the heat gain
from the roof, thereby cooling the building and its
environment. Cool roofs include reflective metal roofs,

light-colored or white roofs, and fiberglass shingles

that have a coating of reflective crystals. All of these
roofing materials reflect the sun’s radiation away from
the building, which lessens heat gain, resulting in a
reduction of the cooling load. Cool roofs are generally
not practical in northern climates where buildings
benefit from the added heat gain of a dark-colored

roof during colder months. Cool and green roofs are
appropriate for use on historic buildings only when they
are compatible with their architectural character, such

as flat roofs with no visibility. A white-colored roof that
is readily visible is not appropriate for historic metal
roofs that were traditionally painted a dark color, such
as green or iron oxide red. A white reflective roof is most
suitable on flat roofed historic buildings. If a historic
building has a slate roof, for example, removing the
slate to install a metal roof is not a compatible treatment.
It is never appropriate to remove a historic roof if the
material is in good or repairable condition to install

a cool roof. However, if the roof has previously been
changed to an asphalt shingle roof, fiberglass shingles
with special reflective granules may be an appropriate
replacement.
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Fig. 22. Installation of both cool and green roofs in an urban
environment.

A green roof consists of a thin layer of vegetation
planted over a waterproofing system or in trays installed
on top of an existing flat or slightly sloped roof. Green
roofs are primarily beneficial in urban contexts to reduce
the heat island effect in cities and to control storm water
run-off. A green roof also reduces the cooling load of

the building and helps cool the surrounding urban
environment, filters air, collects and filters storm water,
and can provide urban amenities, including vegetable
gardens, for building occupants. The impact of increased



structural loads, added moisture, and potential for
leaks must be considered before installing a green roof.
A green roof is compatible on a historic building only if
the plantings are not visible above the roofline as seen
from below.

Alternative Energy Sources

Although not the focus of this publication, alternative
energy sources are dealt with in more detail in The
Secretary of the Interior's Standards for Rehabilitation &
Mlustrated Guidelines on Sustainability for Rehabilitating
Historic Buildings and other NPS publications.

Devices that utilize solar, geothermal, wind and other
sources of energy to help reduce consumption of

fossil fuel-generated energy can often be successfully
incorporated in historic building retrofits. However, if
the alterations or costs required to install these devices
do not make their installation economically feasible,
buying power generated off site from renewable
sources may also be a good alternative. The use of most
alternative energy strategies should be pursued only
after all other upgrades have been implemented to make
the building more energy efficient because their initial
installation cost is usually high.

Solar Energy: Man has sought to harness the power

of solar energy to heat, cool, and illuminate buildings
throughout history. Construction techniques and design
strategies that utilize building materials and components
to collect, store, and release heat from the sun are
described as “passive solar design.” As previously
discussed, many historic buildings include passive solar
features that should be retained and may be enhanced.
Compatible additions to historic buildings also offer
opportunities to incorporate passive solar features.
Active solar devices, such as solar heat collectors and
photovoltaic systems, can be added to historic buildings
to decrease reliance on grid-source fossil-fuel powered
electricity. Incorporating active solar devices in existing
buildings is becoming more common as solar collector
technology advances. Adding this technology to historic
buildings, however, must be done in a manner that

has a minimal impact on historic roofing materials and
preserves their character by placing them in locations
with limited or no visibility, i.e., on flat roofs at a low
angle or on a secondary roof slope.

Solar collectors used to heat water can be relatively
simple. More complex solar collectors heat a fluid or

air that is then pumped through the system to heat or
cool interior spaces. Photovoltaic panels (PV) transform
solar radiation into electricity. The greatest potential

for the use of PV panels in historic buildings is on
buildings with large flat roofs, high parapets, or roof
configurations that allow solar panels to be installed
without being prominently visible. The feasibility

of installing solar devices in small commercial and
residential buildings will depend on installation costs,
conventional energy rates, and available incentives, all of

which will vary with time and location. The same factors
apply to the use of solar collectors for heating water, but
smaller installations may meet a building’s need and the
technology has a considerable track record.

Fig. 23. Solar collectors installed in a compatible manner on low
sloping sawtooth monitors. Top Photo: Neil Mishalov, Berkeley, CA.

Geothermal Energy: The use of the earth’s heat is
another source of readily-accessible clean energy. The
most common systems that utilize this form of energy
are geothermal heat pumps, also known as geo-
exchange, earth-coupled, ground-source, or water-source
heat pumps. Introduced in the late 1940s, geothermal
heat pumps rely on heat from the constant temperature
of the earth, unlike most other heat pumps which use
the outside air temperature as the exchange medium.
This makes geothermal heat pumps more efficient than
conventional heat pumps because they do not require an
electric back-up heat source during prolonged periods of
cold weather.

There are many reasons that geothermal heat pumps
are well suited for use in historic buildings. They

can reduce the amount of energy consumption and
emissions considerably, compared to the air exchange
systems or electric resistance heating of conventional
HVAC systems. They require less equipment space,
have fewer moving parts, provide better zone space
conditioning, and maintain better internal humidity
levels. Geothermal heat pumps are also quieter because
they do not require external air compressors. Despite
higher installation costs, geothermal systems offer
long-term operational savings and adaptability that
may make them a worthwhile investment in some
historic buildings.

15




16

Wind Energy: For historic properties in rural areas,
where wind power has been utilized historically,
installation of a wind mill or turbine may be suitable to
the historic setting and cost effective. Before choosing to
install wind-powered equipment, the potential benefit
and the impact on the historic character of the building,
the site and surrounding historic district must be
analyzed. In order for the turbines to work effectively,
average wind speeds of 10 mph or higher are necessary.
This technology may not be practical in more densely-
populated areas sheltered from winds or regions where
winds are not consistent. In cities with tall buildings,
there is potential for installing relatively small rooftop
turbines that are not visible from the ground. However,
because of the initial cost and size of some turbines, it is
generally more practical to purchase wind power from
an off-site wind farm through the local utility company.

End Notes
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SUPPLEMENTAL INFORMATION
CITY of THE DALLES

U RAC 313 COURT STREET
THE DALLES, OREGON 97058

(541) 296-5481 ext. 1125
PLANNING DEPARTMENT

MEMORANDUM

City of The Dalles
City Planning Department

To: Urban Renewal Advisory Committee

From: Dawn Marie Hert, Senior Planner & Historic Landmarks d /l/\ | .k\
Commission Coordinator

Ce: Nolan Young, City Manager

Date: September 15, 2014

Re: HLC Public Hearing Regarding Urban Renewal Grant Request

On August 27, 2014, the Historic Landmarks Commission conducted a public hearing for
the United Church of Christ Congregational’s request to replace and/or repair 40
windows in both the historic and non-historic portions of their landmarked church. The
application was approved with a 4 to 1 vote. (Draft meeting minutes attached.)

The City of The Dalles Historic Landmarks Commission is, and has been, a Certified
Local Government (CLG) for 21 years. The CLG program is designed to promote historic
preservation at the local level. Exterior alterations to historic structures are required to
follow the Secretary of Interior Standards. However, local review also affords the
Historic Landmarks Commission some flexibility allowing the Commission to make
determinations based upon the Standards and the information provided in the application.




DRAFT

HISTORIC LANDMARKS COMMISSION MINUTES

AUGUST 27,2014

City Hall Council Chambers
313 Court Street
The Dalles, OR 97058
Conducted in a handicap accessible room.
4:00 p.m.

CALL TO ORDER
Chair Gleason called the meeting to order at 4:00 PM.

ROLL CALL
Commissioners Present: Eric Gleason, Bob McNary, Pat Smith, Dennis Davis, Sandy Bisset

Others Present: Councilor at Large Carolyn Wood

Staff Present: Senior Planner Dawn Marie Hert, City Attorney Gene Parker, Administrative Secretary Carole
Trautman

AGENDA
It was moved by Smith and seconded by Bissett to approve the agenda as submitted. The motion carried

unanimously.

MINUTES
It was moved by McNary and seconded by Smith to approve the June 25, 2014 minutes as submitted. The motion

carried unanimously.

PUBLIC COMMENTS
None

PUBLIC HEARING

Historic Landmarks Commission Application #145-14 — United Church of Christ Congregational; Request:
Approval for the restoration and remodel Phase II project to replace 40 additional windows in both the original
historic portion of the building as well as the addition. Property is located at 111 East 5" Street, The Dalles,
Oregon, and is further described as Township 1 North, Range 13 East, Map 3 BC, tax lot 6700. Property is zoned
“CBC” — Central Business Commercial District. The historic name of the structure is The Congregational United
Church. The structure was built in 1936 and is classified as Secondary/Significant in the Commercial Historic
District, Inventory #9.

Chair Gleason read the public hearing rules and asked if any of the Commissioners had a conflict of interest, ex-
parte contact or bias that would prohibit them from making an impartial decision on the application. Gleason
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reported that he was at the site earlier in the day and had a conversation with one of the applicants. He stated there
was no discussion regarding the application.

Gleason asked if any of the audience members wished to challenge the qualifications of the Commissioners. None
were noted.

Chair Gleason opened the public hearing at 4:06 PM.

Senior Planner Hert highlighted the staff report and noted that a correction was needed on page 2, Finding #A-2.
Hert referenced the Commodore II building and the IOOF building. The American Legion building should have
been referenced rather than the IOOF building. In closing, Hert highlighted the three proposed conditions of
approval. Gleason stated that under condition of approval #3, the word “doors” should be removed.

Upon Chair Gleason’s request, Senior Planner Hert read through all of the Findings of Fact in the staff report.

Commissioner McNary stated there were no standards on replacing the metal windows. Gleason said the
Commission was to follow the Secretary of Interior standards. Gleason indicated that he had issues with the
conclusions, but he would deal with those later. Senior Planner Hert stated that these issues had been addressed in
the previous hearings for Phase I of the project, and the Phase II modifications were for the newer portion of the
building. She stated that she should have had the applicant present the entire scope of work at once. Hert advised
that the Commission had made a previous determination on the Phase I project, and she believed this request had a

smaller historic impact than the first request.

Testimony

Proponents
Pastor Deborah Allen, 1809 Montana Street, The Dalles, Oregon, stated this project was focused on the secondary

addition built in the 1950s. The addition was used for a pre-school, Habitat for Humanity offices, Boy Scout
meetings, Sunday School classes, and church offices. The windows were single paned, steel rimmed, and there was
a substantial amount of surface area. The purpose of the project was, once again, to increase the energy efficiency
of the building. Ms. Allen said there was a small portion in the older building, the rounded area, where a couple of
windows would be replaced as well. She said all windows would be replaced except for the stained glass
windows. Gleason asked what material was used in the large peaked window that faced 5™ Street that had slats.
Ms. Allen said they were blinds made of micro-aluminum, and she assumed they were original to the building.

Chair Gleason asked if they had explored other options other than replacement such as retrofitting storm windows.
Ms. Allen said they had not.

Nikki Lesich, 1814 East 14" Street, The Dalles, Oregon, clarified that the large peaked window Chair Gleason
referenced would be modified so that the upper part (marked with an “X” in the picture) would not be worked on.
Only the bottom portion of the windows would be replaced. Ms. Lesich advised that the windows on the last three
pages of pictures were located in the addition, and they were not historical. She asked the Commission to focus on
the window replacements for the newer structure since the Commission had previously reviewed and made a

determination on the historic portion of the structure.

Chair Gleason asked window contractor, Joe Howell, 616 East 3™ Street, The Dalles, Oregon, if the seven
windows listed as the Isabella Gray Room and the six windows in the Fireside Room were wood windows. Mr.
Howell said they were wood; they would be double hung as in the Phase I project. He said it was no longer
possible to get the same type of windows as the existing windows. The new double hung windows would match
the other windows on the building. Gleason asked if they would look the same from the exterior. Mr. Howell said
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they would look the same, but they would operate up and down rather than pop out. He said once the windows
were all in place, it would be very difficult to see a difference. Mr. Howell stated that the replacement vinyl
windows were going to be a dark almond color to integrate with the existing windows, and they would be much

more energy efficient.

Randy Stewart, 4280 Pleasant Hill Ridge Road, The Dalles, Oregon, thanked the Commission for approving their
Phase I project. He stated the church had raised a lot of money for many repairs to the building, and they were
intent on preserving the building. He requested approval for the Phase II project.

Opponents
None

Chair Gleason closed the public hearing at 4:31 PM.

Deliberation
Gleason stated he had reservations towards the project, as in the first project. He felt the staff report was

inaccurate and cited Secretary Standard #2 that stated alterations to features and spaces that characterize property
“shall be avoided.” Gleason said the scope of work was to replace the windows. Standard #5, Gleason said, called
for preservation of craftsmanship. He said the Commission was being asked to replace features with things that
were not only mechanically different, but also visually different. That was not consistent with what the
Commission’s decisions had been in the past, Gleason said. Referring to Standard #6, he stated that features were
to be repaired, not replaced, and these windows were being replaced. He said he understood the Commission, as a
Certified Local Government, was allowed to “bend the rules” to fit local conditions, but he doubted the applicant
had made a case that the windows needed replacing. Chair Gleason distributed a publication of three preservation
briefs from the U.S. Department of the Interior (Attachment 1) and a handout of some photographs of windows

currently being worked on (Attachment 2).

Senior Planner Hert advised Chair Gleason that he was providing additional information to the Commission after
the public hearing was closed which would not allow an opportunity for the applicant to respond to the additional

information.,

McNary stated there would be replacement parts regardless, and he was sure the windows used for replacement
have met the State Historic Preservation Office’s (SHPO) requirements. Senior Planner Hert confirmed that the
Marvin Tilt windows met SHPO requirements. Gleason said he had not been convinced that replacement was the

only option available.

Senior Planner Hert reminded the Commission that the State Historic Preservation Office did not have a list of
qualified individuals that could determine whether or not the windows were repairable. She said that, as a
Certified Local Government, the Commission could vary the standard and make decisions at a local level.

After further discussion, it was moved by McNary and seconded by Davis to approve HLC application #145-14,
United Church of Christ Congregational, to include the three Conditions of Approval as amended. McNary, Smith,

Davis and Bisset voted in favor, Gleason opposed; the motion carried.

RESOLUTION
It was moved by Davis and seconded by Smith that staff prepare HLC Resolution #135-14 for HLC application

#145-14, United Church of Christ Congregational, based upon staff’s report and findings of fact and to include the
three conditions of approval as amended on record. McNary, Smith, Davis and Bisset voted in favor, Gleason

opposed. The motion carried.
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PIONEER CEMETERY
Senior Planner Hert reported that the cemetery was due for maintenance. Also, she would contact Sallie Donovan

regarding the monument headstone class.

McNary reported that the wire fencing fell down. Senior Planner Hert said she would contact the City
Maintenance Crew. McNary asked for information on the ownership of the picket fence. Hert said she would look

into it,

McNary asked for a status report on the easement. Hert indicated City Councilor Spatz was working on it, and she
would check on the status.

Senior Planner Hert advised that the Rock Fort monument repair was completed. Councilor Wood reminded Hert
that funds were available through the Oregon Trails Funds for state and national trail signs.

STAFF/COMMISSIONER COMMENTS

Senior Planner Hert gave an update on the directional interpretive signage. There had been a delay in the
production of the blades for the directional sign due staffing issues at the sign company. She anticipated the blades
would be produced and installed soon. Hert also reported that she had not heard from the Tribes regarding their
sign panel. Councilor Wood said the tribal representative had been extremely busy.

Pat Smith exited the meeting at 5:15 PM.

Commissioner Bisset handed out newly produced historic brochures. Approximately 5,000 were printed, and
many people had offered to help fund future printings. Bisset reported that the purpose for this historic brochure
differed from the Walking Tour brochure.

Chair Gleason brought attention to the pictures he took of the workmanship of the window replacement at the
United Church of Christ Congregational and stated that the church did not replace the windows in kind. Senior
Planner Hert said fire life safety could have superseded historic guidelines. Commissioner Davis stated that if
there were fire safety requirements, it should have come back to the Commission in this application. Hert said she
would talk to Ms. Lesich to see if there were any modification requirements.

Commissioner McNary asked for the status on the historic plaques. Hert said she would try to get funds for one or
two plaques a year. McNary mentioned that Pulpit Rock had no plaque.

Commissioner Davis asked if there was progress on getting a directional sign for the Fire Museum. Administrative
Secretary Trautman reported that City Hall had a policy that its Fire Museum sign was to only be displayed when
Fire District personnel were available at the museum to conduct tours and answer questions. Staff will pursue a

resolution further.

NEXT MEETING - September 24, 2014
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ADJOURNMENT
Chair Gleason adjourned the meeting at 5:28 PM.

Respectfully submitted by Administrative Secretary Carole Trautman

Eric Gleason, Chairman
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Columbia Gateway Urban Renewal Agency Advisory Committee
Meeting Minutes
Tuesday, September 16, 2014
5:30 PM
City Hall Council Chambers

313 Court Street
The Dalles, OR 97058

Conducted in a handicap accessible room.

CALL TO ORDER
Chair Grossman called the meeting to order at 5:30 PM.

ROLL CALL

Members Present: Gary Grossman, Jennifer Botts, Atha Lincoln, Robin Miles, Linda Miller,
John Nelson, Greg Weast

Members Absent: Steve Kramer

Staff Present: City Attorney Gene Parker, Administrative Secretary Carole Trautman

Others Present: Mid-Columbia Economic Development District (MCEDD) Loan Fund Manager
Eric Nerdin

PLEDGE OF ALLEGIANCE
Grossman led the group in the Pledge of Allegiance.

APPROVAL OF AGENDA
It was moved by Weast and seconded by Nelson to approve the agenda as submitted. The motion

carried unanimously; Kramer absent.

APPROVAL OF MINUTES
It was moved by Weast and seconded by Nelson to approve the August 19, 2014 minutes as
submitted. The motion carried unanimously; Kramer absent.

PUBLIC COMMENT
None

ACTION ITEM — Grant Application for United Church of Christ Congregational — Phase II
Project
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MCEDD Loan Fund Manager Nerdin highlighted the staff report. Staff’s recommendation was
to move to recommend to the Agency approval of a $44,999.51 Urban Renewal grant for the
replacement of 41 windows, as stated in the staff report. Nerdin also pointed out the alternative
recommendations.

Weast asked if City Attorney Parker was representing the Agency or the applicant since his
signature was on the grant application. Mr. Parker stated he was acting as attorney for the City at
this meeting. After some discussion, it was determined that the actual date of the grant
application should be July 31, 2014 and the applicant’s bank should be listed as Washington
Mutual Bank rather than Bank of America on the application. Weast stated he could justify the
Agency considering funding for the historic portion of the building, which totaled approximately
$26,000; but he had a concern that a large portion of the project went towards the newer building,
which he did not consider historic. He said it seemed more like a weatherization project which,
in his opinion, should not be considered for Urban Renewal (UR) funding, and suggested that the
applicant look for other funding sources, at least for the newer building. Nerdin stated that the
Agency had, in the past, funded projects that protected buildings and enhanced the livability and
usability. Weast stated that the newer building was only 50 years old, and money spent on it
would not increase the tax base because of the church’s non-profit status. The newer building
did not have the appearance of an historic building, nor would it attract people, he said. Nerdin
commented that the newer portion did qualify as historic, and he pointed out that the UR grants
were only available to non-profit entities, except for the recent changes to the UR Plan for the
“for profit” fagade improvements. Nerdin stated the church was within the Urban Renewal
boundaries, and he felt both church buildings could fall under the “enhancing the building

usability” grant criterion.
(ery! 5 mlhmA

Regarding the supplemental information provided on the grant, Miller asked if anyone had
considered repairing rather than replacing the wood windows. Nerdin said he had not considered
that option because the information was brought up late in the process, and that aspect really was
not a consideration for the Advisory Committee. The Historic Landmarks Commission (HLC)
had voted to approve the project. City Attorney Parker stated that Mr. Gleason understood that
due process for an appeal on an HLC decision would go before City Council, and it was not the
Advisory Committee’s prerogative to reverse the HLC decision.

Weast asked if the application review could be tabled for a month to give the applicant time to
seek out other funding sources and possibly research refurbishing options for cost effectiveness.
Nerdin stated there were almost always other funding sources available, and he reiterated that he
felt the application fell under the “enhancing building usability” UR guideline.

Pastor Deborah Allen, 1809 Montana Street, The Dalles, Oregon, stated that all of the windows
met the state’s historic standards because they were over 50 years old. The church participated in
a Public Utilities District audit review, and they had funded some weatherization repairs, Pastor
Allen stated. She said they had not pursued other funding sources, because they were advised
that the application met historic and UR grant guidelines. Pastor Allen commented to the
Committee that “You might not get a buck, but you might get a quality of life.” Chair Grossman
said he appreciated all that the church had done. He said the Committee was tax-base driven,
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and he hoped that applicants had researched other opportunities prior to seeking UR funds.
Pastor Allen asked if that was part of the current guidelines for filing an urban renewal grant
application. Grossman said the Committee often asked applicants to have a little “skin in the
game,” some of which came from other funding sources.

Nikki Lesich, 1814 East 14™ Street, The Dalles, Oregon, thanked the Committee for the grant
assistance on the church’s Phase I project. She pointed out that coming before the Agency was
not the congregation’s first effort, it was the third or fourth effort to work towards preserving the
building so that it could continue to be useful for many groups and activities other than worship.

Chair Grossman reported that Steve Kramer had called him earlier in the day and had voiced
some concerns as to how much “skin in the game” there should be for the project on behalf of the
applicant. Nelson said he could see a benefit in considering the entire project, because it would
preserve the building, enhance the beauty of the building, and improve the environment for that
section of town. Yet he understood the concern that a non-profit entity would not increase the tax
dollars. Nelson asked if the applicant could achieve the same end result and save money by
refurbishing rather than replacing windows in the historic building. Pastor Allen said she spent
hours on a cost comparison, and refurbishing costs exceeded replacement costs.

It was moved by Miles and seconded by Nelson to recommend to the Agency approval of a
$44,999.51 Urban Renewal grant to United Church of Christ Congregational to be used for
replacing 40 windows in the building located at 111 East 5" Street, The Dalles, Oregon. The
motion failed; 3 in favor, 4 opposed. Kramer was absent.

It was moved by Miller and seconded by Botts to recommend to the Agency approval of a
$43,000 urban renewal grant to United Church of Christ Congregational, and the congregation
would supplement the additional $1,999.51. The motion carried unanimously; Kramer absent.

ACTION ITEM — Recommendation Concerning a Memorandum of Understanding Regarding
Services Provided by The Dalles Main Street Organization for the Agency’s Property
Rehabilitation Grant and Loan Programs

It was moved by Miller and seconded by Nelson to recommend to the Agency approval of the
Memorandum of Understanding (MOU) with the Dalles Main Street program for the purpose of
providing services in conjunction with the Agency’s Property Rehabilitation Grant and Loan
Program.

Botts asked if the intent was for the Agency to annually fund $10,000 for the program. City
Attorney Parker indicated that was the intent.

Chair Grossman called for the vote. Grossman, Botts, Miles, Nelson, Lincoln, and Miller voted
in favor, Weast abstained, the motion carried; Kramer absent.

ACTION ITEM — Recommendation Concerning an Amendment to the Loan Agreement Between
the Agency and Discover Development LLC
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City Attorney Parker summarized the staff report by stating that the loan payment for Discover
Development LLC (Discover) was due October 12, 2014; therefore, an extension of time to
December 12, 2014 was requested.

It was moved by Weast and seconded by Nelson to recommend to the Agency approval of the
amendment to the October 12, 2009 Loan Agreement with Discover Development LLC, to
extend the due date for the balloon loan payment from October 12, 2014 to December 12, 2014.

Botts stated she had a problem with the Agency funding the audit expense. City Attorney Parker
stated staff discussed that and felt that since Discover was following guidelines mandated by the
Agency, the Agency should pay for it. Weast said a lot of improvements had been made to the
facility, and if Discover defaulted on the Loan Agreement, the Agency would take measures to
recover the improved facility. It was brought out in discussion that the loan was on the business,
not the property. Botts said she had a concern with the Agency funding an audit for a business
owner. City Attorney Parker reported that the security on the loan would be Discover’s assets;
the Agency still owned the property.

After further discussion, it was moved by Botts and seconded by Miller to recommend to the
Agency approval of the amendment to the October 12, 2009 Loan Agreement to extend the due
date for the balloon loan payment from October 12, 2014 to December 12, 2014, with the
condition that Discover Development LLC pay for the audit expense. The motion carried
unanimously; Kramer absent.

ONGOING URBAN RENEWAL PROJECTS UPDATE

A. Granada Block Redevelopment Project — Michael Leash, Rapoza Development
representative

e Developers finalized a $350,000 term sheet from an investor; waiting on the final
version

e There is an additional draft 1.15 million dollar term sheet under review

e Developers are working with a company that is sourcing new market tax credits;
outsourcing six million dollars to developers

e  When investors come together, Rapoza will be structured to move forward with the
acquisition

Mr. Leash stated he appreciated the Committee’s patience and vote of confidence. He outlined
the time frame for the project and reported that the projected opening date would be October
2016.

FUTURE MEETING — October 16, 2014
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ADJOURNMENT
Chair Grossman reported that Jennifer Dewey was appointed as a new Committee member. The
meeting was adjourned at 6:28 PM.

Respectfully submitted by Administrative Secretary Carole Trautman.

Gary Grossman, Chairman
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