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Maryland Heritage Structure
Tax Credit Program

EXECUTIVE SUMMARY

Lipman Frizzell & Mitchell, LLC (LF&M) has been engaged by the Maryland Department
of Housing & Community Development (DHCD) to analyze certain fiscal, economic and
other benefits of the Maryland Heritage Structure Rehabilitation Tax Credit Program
(Tax Credit Program). This study follows upon LF&M's analysis presented to the
Maryland General Assembly in 2002 of the economic and fiscal impacts of the Tax
Credit Program, which demonstrated convincing economic development benefits and a
solid leverage ratio for the State's investment.

Our findings provide DHCD with specific information which may prove useful in
forecasting the fiscal impacts of the Tax Credit Program including the following:

Eligible Properties

The number of properties in the State of Maryland which are eligible to receive historic
tax credits is now approximately 55,790 contributing structures. It is anticipated that the
universe of eligible properties will continue to expand at the rate of 4.6% per year,
reaching over 87,100 properties by the year 2013. The growth forecast can be met with
the designation of an estimated 5-7 historic districts annually in the 2004-2007 period
and 3-4 historic districts annually thereafter, supplemented by individual designations.

High Rehabilitation Cost Properties

The number of potentially eligible high rehabilitation cost properties (requiring more than
$15 million in rehabilitation) is estimated at approximately 300 properties statewide.
That universe is comprised of properties of at least 150,000 sq.ft. which were
constructed no later than 1950. The known universe of such properties is 102, of which
76 are located in Baltimore City. It is estimated that public, utility, institutional, non-profit
and similar properties which are under-reported in available sources constitute an
additional 198 properties which could be eligible for historic preservation tax credits. No
judgment is made concerning the appropriateness of historic designation for any of the
properties.

Rehabilitation Expenditures

The 2003-2013 forecast for usage of the historic tax credit program envisions
significantly increasing residential use of the program and slower growth of commercial
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use. Eligible costs for the rehabilitation of the typical residential property are, however,
only one-sixteenth of those for the typical commercial property.

As the inventory of eligible properties throughout the State grows, it is assumed that
usage will also grow--with an average of .7% of eligible properties being rehabilitated in
any given year. The most likely usage scenario projects the number of applications
rising from 391 ($137.5 million in expenditures) in 2003 to 610 ($256.2 million) in 2013.
At that expenditure level and at a tax credit rate of 20%, the cost to the State for historic
tax credits is estimated at only $51.2 million in 2013, which is still within the range of the
target maximum of $50.0 million per year embedded in the current law.

Environmental Benefits

The relocation of households and employment opportunities to historically rehabilitated
properties in Baltimore City from elsewhere in the Region has been a benefit to the
environment, resulting from the changed driving behavior of those households and
workers. Such relocations are estimated at 1,292 net new households and 2,500 new
jobs through 2002. Annual benefits include a reduction of up to 16.38 million vehicle
miles traveled, a reduction of 268.1 tons of carbon monoxide emissions and other
benefits resulting in a .08%-.1% improvement in environmental factors for the Baltimore
Region.

Lipman Frizzell & Mitchell's conclusions are based on estimates and assumptions which
are considered reasonable and which have been documented in this report. Actual
results achieved will certainly differ from our forecasts and will depend on a variety of
factors including the performance of public authorities, the impact of changes in general
and local economic conditions and the absence of material changes in the regulatory or
competitive environment.
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I. INTRODUCTION

Lipman Frizzell & Mitchell, LLC (LF&M) has been engaged by the Maryland Department
of Housing & Community Development (DHCD) to analyze certain fiscal, economic and
other benefits of the Maryland Heritage Structure Rehabilitation Tax Credit Program
(Tax Credit Program).

A. Purpose of This Analysis

This analysis has been conducted to provide DHCD with information which may be
useful in forecasting the fiscal impacts of the Tax Credit Program. Specific tasks within
LF&M's scope of work include:

1. Eligible Properties - Quantify the number of properties in the State of Maryland
which are eligible to receive historic tax credits, then forecast how that universe
might be expected to expand over the next ten years if the program is to remain
unchanged.

2. High Rehab Cost Properties - Quantify and locate on a jurisdiction basis which of
the above eligible properties are likely to require more than $15 million in
rehabilitation expenditures.

3. Rehabilitation Expenditures - Forecast total annual rehabilitation expenditures for
which tax credits might be sought over the next ten years for residential and
commercial properties.

4. Environmental Benefit - Quantify benefits to the air quality of the Baltimore Region
due to historic rehabilitation of dwelling units or places of employment.

In this analysis, LF&M has used its knowledge of the economic and fiscal impacts of
historic preservation programs generally and Maryland's Tax Credit Program in
particular. To complete this analysis, LF&M has:

interviewed Maryland Historical Trust staff, received database and other materials
from them;

* interviewed Maryland Department of Planning and Maryland Department of
Assessments & Taxation staffs, received database and other materials from them;

e consulted the Maryland Property View geographic information system and other
sources concerning various property valuation issues;

* interviewed Baltimore City's Commission on Historical and Architectural preservation
(CHAP), Maryland Association of Historic District Commissions, Preservation
Maryland and other preservation groups;
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* interviewed staff in the National Park Service, Environmental Protection Agency and
in state agencies responsible for historic preservation tax credits in Missouri, North
Carolina and Virginia--receiving data from each of them.

This study has been completed in accordance with the scope of work defined in DHCD's
contract number SO0P3200576.

B. Organization of the Report

Following this introduction, the report is organized in four sections relating to the
principal areas of inquiry noted above. Each section includes a discussion of
methodology, historical background of the topic, analysis and conclusions.

Throughout the text, maps and tables will be inserted immediately following the
narrative reference to them. They are not assigned page numbers.

C. Underlying Assumptions and Limiting Conditions

The conclusions reached in an economic and fiscal analysis such as this are inherently
subjective and should not be relied upon as a determinative predictor of results that will
actually occur. There can be no assurance that the estimates made or assumptions
employed in preparing this report will in fact be realized or that other methods or
assumptions might not be appropriate. The conclusions expressed in this report are as
of the date of this report, and an analysis conducted as of another date may require
different conclusions. The actual results achieved will depend on a variety of factors
including the performance of public authorities, the impact of changes in general and
local economic conditions and the absence of material changes in the regulatory or
competitive environment. LF&M's underlying assumptions and limiting conditions are
further delineated in Appendix A.
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Il. ELIGIBLE PROPERTIES

In this section, LF&M quantifies the number of properties in the State of Maryland which
are eligible to receive historic tax credits and then forecasts how that universe might be
expected to expand over the next ten years, assuming the program remains
unchanged.

A. Methodology

To quantify the number of currently eligible properties, LF&M has pulled statistics from
the Maryland Historical Trust and the National Park Service concerning the number of
contributing buildings in National Register and local historic districts in the State, as well
as the pace at which those buildings were added to the inventory.

To forecast how that universe might increase over the next ten years, past trends in
nominations to the National Register have been reviewed: not only in Maryland but also
in three states whose historic tax credit programs most closely resemble ours.
Adjusting past trendlines for the new interest stirred by state-level tax credit programs in
recent years, the ten year forecast has been made.

B. Maryland Properties Currently Eligible

Properties eligible for historic preservation tax credits must be located in either a
National Register or a local historic district, or they must be individually listed as an
historic property. Though most listings are for individual properties, the vast majority of
buildings are eligible because they are located in historic districts ranging in size from a
few to thousands of properties. Buildings within districts which do not contribute to their
historical character are not eligible properties. The two types of districts are briefly
described as follows:

* National Register Districts - The National Register of Historic Places is the nation's
official list of cultural resources worthy of preservation. The Register was authorized
under the National Historic Preservation Act of 1966 and includes districts, sites,
buildings, structures and significant objects. There are over 90,000 listings in the
National Register, many of which are historic districts containing multiple contributing
buildings. National Register designation confers status on properties, but does not
require preservation of historic structures unless federal funds are in some way
involved. Designated buildings can be commercial or residential, though only
commercial buildings are eligible for federal historic tax credits.

* Local Historic Districts - There are 40 local historic district commissions in the State,
which administer historic districts designated by local authorities under their zoning
powers. Most commissions are in smaller municipalities and deal with one historic
district, but Baltimore City's Commission for Historical and Architectural Preservation
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(CHAP) administers more than 47 local and National Register districts. Preservation
of at least the exteriors of historic properties can be more strictly enforced under
local historic district regulations.

The two types of districts sometimes overlap. The lower regulatory impact of the
National Register has often favored this form of designation.

In 1995, the Maryland Historical Trust developed a comprehensive inventory of all
contributing buildings within National Register and local historic districts in the State.
Records from the early days of the National Register and local districts were often
lacking in precise counts of structures within their boundaries, so MHT's survey effort
was considerable. The resulting inventory is reliable, but still an estimate based on
many imprecise calculations at the local level. That list, contained in Table I-1, is the
starting point for the task of bringing the inventory current. The following should be
noted:

* Of the 47,937 properties identified by MHT at that time, the vast majority were under
National Register designation. Only 8,087 properties (16.9%) were solely under
local designation.

» Baltimore City contained 22,162 properties or almost half (46.2%) of all historically
designated properties in the State. Frederick County followed as a distant second,
having 3,384 properties (7.1%).

* Individual designations numbered fewer than 1,000 or about 2.0% of total properties.

In Table I-2, the earlier inventory is brought up to date, noting the annual designations
incrementally from 1996 to 2002. Individual listings and the number of contributing
buildings within new historic districts are distinguished. As of December 31, 2002 the
number of contributing buildings in the State is estimated as 64,072. The following
observations can be made:

* With the exception of Garrett County, all jurisdictions added properties to the
historically designated inventory over the past seven years. Increments were
typically small, such as Dorchester County's two properties. Six jurisdictions added
more than 100 properties.

* National Register designations constitute 97.5% of all additions to the inventory.
Locally designated properties since 1995 are estimated to number only 402, among
the total additions of 16,135.

* Baltimore City has increased its share of the historically designated inventory to

54.3% by the addition of 12,625 properties. The City's additions represented 78.3%
of all additions within the State. Prince George's County was the only other
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Table 1-1

Eligible Historic Properties

State of Maryland by County

National Register & Local Designations
1995

National Register Local
Individual Hist. Dist. Designations Overlap Total Percent
Allegany 32 1,054 650 (562) 1,174 2.4%
Anne Arundel 55 1,227 900 (913) 1,269 2.6%
Baltimore City 160 18,040 7,000 (3,038) 22,162 46.2%
Baltimore County 52 1,895 332 (307) 1,972 4.1%
Calvert 14 0 55 (7) 62 0.1%
Caroline 12 214 0 0 226 0.5%
Carroll 27 2,288 152 (135) 2,332 4.9%
Cecil 33 346 442 (338) 483 1.0%
Charles 34 20 0 0 54 0.1%
Dorchester 16 750 75 (78) 763 1.6%
Frederick 57 3,332 2,000 (2,005) 3,384 7.1%
Garrett 15 320 0 (1) 334 0.7%
Harford 56 1,549 38 (23) 1,620 3.4%
Howard 24 313 430 (305) 462 1.0%
Kent 27 668 511 (518) 688 1.4%
Montgomery 41 737 2,165 (109) 2,834 5.9%
Prince George's 63 1,962 550 0 2,575 5.4%
Queen Anne's 27 82 0 (2) 107 0.2%
St. Mary's 19 19 2 (2) 38 0.1%
Somerset 47 566 7 (9) 611 1.3%
Talbot 24 1,202 1,089 (759) 1,556 3.2%
Washington 61 2,273 2,269 (2,260) 2,343 4.9%
Wicomico 12 25 741 (3) 775 1.6%
Worcester 13 47 100 (47) 113 0.2%
Total 921 38,929 19,508 (11,421) 47,937 100.0%

Source: Maryland Historical Trust, 1995.




Table I-2

Eligible Historic Properties
State of Maryland by County
National Register & Local Designations

1996 - 2002

Allegany
Anne Arundel
Baltimore City
Baltimore County
Calvert
Caroline
Carroll

Cecil

Charles
Dorchester
Frederick
Garrett
Harford
Howard

Kent
Montgomery
Prince George's
Queen Anne's
St. Mary's
Somerset
Talbot
Washington
Wicomico
Worcester

Total

Additions:
1995 1996-2001 2002 2003
Total Indiv. Dist. Indiv. Dist. Base Total Percent
1,174 1 18 0 0 1,193 1.9%
1,269 28 0 0 0 1,297 2.0%
22,162 83 6,039 49 6,454 34,787 54.3%
1,972 4 0 0 377 2,353 3.7%
62 7 0 0 0 69 0.1%
226 4 0 0 3 233 0.4%
2,332 66 303 0 1 2,702 4.2%
483 3 0 0 4 490 0.8%
54 30 0 0 0 84 0.1%
763 2 0 0 0 765 1.2%
3,384 40 0 0 13 3,437 5.4%
334 0 0 0 0 334 0.5%
1,620 9 0 0 1 1,630 2.5%
462 12 0 0 0 474 0.7%
688 4 0 0 0 692 1.1%
2,834 16 6 0 0 2,856 4.5%
2,575 13 300 0 1,181 4,069 6.4%
107 9 0 0 0 116 0.2%
38 4 0 0 0 42 0.1%
611 7 0 12 0 630 1.0%
1,556 0 0 3 0 1,559 2.4%
2,343 53 841 11 0 3,248 5.1%
775 8 0 0 0 783 1.2%
113 15 0 1 100 229 0.4%
47,937 418 7,507 76 8,134 64,072 100.0%

Source: Maryland Historical Trust




jurisdiction which increased its share of the inventory, rising from 5.4% to 6.4% since
1995.

C. Inventory Growth Factors

Factors which have influenced the growth in the eligible inventory of structures in
Maryland and peer states are here examined, as well as a particular program which is
encouraging National Register applications.

National Register Growth 1966-2002

The growth of contributing buildings on the National Register list for Maryland, Missouri,
North Carolina and Virginia since the list's inception in 1966 is summarized in Table |-3.
The underlying data has been captured from the National Register database and is
current as of November 2002.

The annual increment in contributing structure listings has tremendous variation for
Maryland and the other states. Increments range from single digits in certain years up
to thousands of properties in other years, typically driven by the addition of one or more
large historic districts in those years. Additions have averaged 1,508 structures per
year in Maryland since 1966 and 598-1,429 per year for the other states.

There has been a rising trend of additions in recent years, attributable to the demand
fostered by historic preservation tax credit programs in Maryland and the other states.
That trend can be gauged by comparing the annual average additions to the National
Register across the following periods:

National Register Additions (Avg. Ann. by Period)
MD MO NC VA
1966 - 1979 424 151 326 411
1980 - 1997 1,951 733 1,628 1,779
1998 - 2002 2,949 1,362 2,141 3,023
1966 - 2002 1,508 598 1,205 1,429
98-02 vs. 66-02 196% 228% 178% 212%

Average annual increases in the historically eligible inventory for 1998-2002 have
approximated 200% of the long-term average increases. Maryland shows a 196%
increase, with the other states ranging from North Carolina's 178% to Missouri's 228%.

The National Register officials in the other states all confirm an experience similar to
Maryland's: with designations burgeoning after the adoption of their state-level historic
tax credit programs. All confirm that requests for designation continue to grow at least
in the short run. The North Carolina official, for example, stated that as soon as she
had completed her 2002 designations--she already had a nine month backlog of
applications stretching into 2003, with many more in the early stages of their review
pipeline.
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Table I-3

National Register of Historic Places

Contributing Buildings Added to Register
Maryland & Peer States

1966 - 2002

1966
1967
1968
1969
1970
1971
1972
1973
1974
1975
1976
1977
1978
1979
1980
1981
1982
1983
1984
1985
1986
1987
1988
1989
1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002

Total
Avg. Ann.
66 - 79
80 -97
98 - 02

Maryland Missouri North Carolina Virginia
184 247 54 666
0 0 0 1
1 3 25 8
490 46 0 213
74 122 65 987
40 21 127 94
89 563 390 554
707 34 444 669
1,255 89 449 899
1,112 80 304 179
372 234 415 779
60 28 959 30
557 326 234 144
991 324 1,100 524
10,511 945 1,490 2,186
0 46 5 12
3,938 1,104 509 1,913
5,560 1,472 1,502 2,712
2,354 1,923 1,327 1,695
258 2,228 2,228 4,905
2177 1,995 2,799 2,516
521 586 3,895 1,045
2,553 515 3,375 1,304
95 590 1,223 1,248
2,419 81 2,286 2,756
13 779 2,161 1,178
256 143 1,114 2,857
2,286 70 1,084 846
991 136 1,969 2,363
4 26 958 825
922 321 886 759
255 235 499 899
385 606 705 862
51 242 3,927 2,436
691 1,122 1,666 2,428
5,512 2,218 1,960 1,576
8,106 2,620 2,447 7,815
55,790 22,120 44,581 52,883
1,508 598 1,205 1,429
424 151 326 411
1,951 733 1,628 1,779
2,949 1,362 2,141 3,023

Source: National Register of Historic Places, National Park Service, 11/02.




Pre-1950 Structures

There is certainly at least a theoretical maximum number of historically significant
properties in Maryland and the other states, based on the number of structures which
are at least 50 years old and which have the architectural/cultural attributes required.
Recognizing the fact that most structures in each of the states are residential and most
National Register structures are also residential, the following rough comparison is
made to determine whether Maryland is to be within an appropriate range for eligible
structures:

National Register Buildings and Pre-1950 Housing Inventory

MD MO NC VA
Total Housing Units 2,145,283 2,442,017 3,523,944 2,904,192
Units Built Pre-1950 439,180 577,060 449,819 453,297
- Percent Pre-1950 20.5% 23.6% 12.8% 15.6%
National Register Buildings 55,790 22,120 44,581 52,883
- Percent of Pre-1950 12.7% 3.8% 9.9% 11.7%

Sources: 2000 U.S. Census, SF-3; National Park Service.

Census statistics for the number of pre-1950 residential structures in each state are
compared to the number of National Register structures. Maryland (20.5%) and
Missouri (23.6%) have a significantly higher proportion of pre-1950 properties than the
other states. Maryland (12.7%) and Virginia (11.7%) show the highest proportions of
pre-1950 structures which have been designated. Though this is a very rough measure,
Maryland does not seem to have dramatically over- or under-shot the practice of other
states in policies for additions to the historic preservation inventory to date.

Historic Communities Investment Fund

As the economic development benefits of the historic preservation tax credits have been
recognized, more communities have accomplished the requisite research and then
applied for National Register designation.

Many of those communities have been assisted in their preparations by Preservation
Maryland's Historic Communities Investment Fund. This fund is specifically available
to retain professional consultants to complete National Register documentation. It
offers grants of up to $18,000 to community associations, 501(c)(3) non-profits,
community development corporations and local governments. The fund has received
support from the Abell Foundation and the Baltimore Community Foundation, but
operates statewide. A total of approximately $258,000 in grants to 29 recipients
(identified in Table |-4) has been approved in two funding cycles. It is not certain
whether new funding cycles will be available in the future.

Almost one-half (14) of grant recipients are located in Baltimore City, with no other

jurisdiction having more than three recipients. Eleven jurisdictions across the State are
represented.  The application process for the National Register is extremely
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Table 1-4

Historic Communities Investment Fund
Projects Approved for Funding

State of Maryland

2000 - 2002

2000 Grants

Washingtonville/Cowhill
Franklintown Land Trust, Inc.

Patterson Park Community Development Corporation

Stone Hill

Tuscany-Canterbury Neighborhood Association
Lauraville Improvement Association

Windsor Hills Neighbors

Sponsor/Facilitator

Jurisdiction

Jubilee Baltimore

Baltimore County Historical Trust

Greater Homewood Community Corp.
Greater Homewood Community Corp.

HARP

Baltimore City
Baltimore City
Baltimore City
Baltimore City
Baltimore City
Baltimore City
Baltimore City

Ruxton-Riderwood-Lake Roland Area Impr. Assoc.
Old Catonsville Baltimore County
Stoneleigh Community Historic Towson Baltimore County
Town of Oakland Garrett

Town of Riverdale Park Prince George's
City of College Park Prince George's

Baltimore County

Commissioners of Leonardtown St. Mary's
Town of Keedysville Washington
Williamsport Washington
Spirit of Newtown Committee Worcester

2002 Grants

Owensville

Lake Evesham

Concerned Citizens of Woodberry
Mayfield Improvement Association
Federal Hill South/Historic Federal Hill Main Street
Radnor-Winston Improvement Association
Oakenshawe Improvement Association
Ednor Gardens

Town of Middletown

Town of Centreville

Deale Island

Leitersburg

Source: Preservation Maryland

Anne Arundel County Trust for Pres.

Greater Homewood Community Corp.

HARBEL

Greater Homewood Community Corp.
Greater Homewood Community Corp.
Greater Homewood Community Corp.

Somerset County Historical Trust
Washington County Historical Trust

Anne Arundel
Baltimore City
Baltimore City
Baltimore City
Baltimore City
Baltimore City
Baltimore City
Baltimore City
Frederick
Queen Anne's
Somerset
Washington



decentralized, but it is known that some of the Year 2000 grantees have made
application and none of the Year 2002 grantees.

Baltimore City's CHAP alone estimates that application will be made for 10,000
contributing structures in 2003.

D. Forecasting Future Growth

The recent growth in Maryland's inventory of historic properties is unprecedented, as
has been that in peer states. Forecasting future growth trends in this environment is
difficult at best.

Growth in the inventory of eligible historic properties over the next ten years is forecast
using the following principal parameters:

e 1998 - 2002 Trend - It is assumed that the recent trend is temporary and will
ultimately be self-limiting as--at the outer limit--the supply of older and historically
significant structures all becomes eligible. After a very high 2003, this trend is
assumed in place for the succeeding four years as the Historic Communities
Investment Fund grantees work their way through the system.

* Base Trend - It is assumed that growth will return to historic norms in the final five
years of the forecasting period.

Growth in the number of eligible Maryland properties is assumed to be driven by
Baltimore City, which has the largest concentrated stock of older structures and the best
developed community development organization system. For 2003 alone, CHAP
already anticipates designation of the Patterson Park/Highlandtown, Oakenshawe and
Cedarcroft historic districts with a total of over 5,800 properties.

Table I-5 outlines the growth forecast. It is anticipated that the total inventory of eligible
properties will grow to over 87,000 structures over the next ten years. That represents
a growth of 31,336 properties or 56.2% in total. The compound annual growth rate for
the inventory is 4.6%. In general, the growth forecast can be met with the designation
of an estimated 5-7 historic districts annually in the 2004-2007 period and 3-4 historic
districts annually thereafter. Those numbers are always, of course, supplemented by
individual designations.

Judging the plausibility of the forecast by comparison to the U.S. Census count of
pre-1950 residential units in the state, approximately 20% of that inventory will have
been designated by 2013 if the forecast is realized. There is no hard norm against
which to determine the reality factor in the forecast, but it does not seem inherently
impossible (i.e., it does not exceed the supply of pre-1950 units) nor implausible. In
addition, another ten years of construction activity deriving from a boom time in the U.S.
economy (1950-1960) will have been added to the group from which historic properties
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Table I-5

Forecast

Additions to Eligible Inventory

State of Maryland

2003 - 2013

Growth:
Start One-Time 98-02 Trend 66-02 Trend Year-End

2003 55,790 12,000 67,790
2004 67,790 2,949 70,739
2005 70,739 2,949 73,688
2006 73,688 2,949 76,637
2007 76,637 2,949 79,586
2008 79,586 1,508 81,094
2009 81,094 1,508 82,602
2010 82,602 1,508 84,110
2011 84,110 1,508 85,618
2012 85,618 1,508 87,126

2013

87,126




can be drawn. This respects the rule that properties must typically be at least 50 years
old before they can be considered historic.

It should be noted that all growth in the eligible inventory is not the same. The State
needs to be most interested in those properties with a higher likelihood to be
rehabilitated. Certain historic commercial properties are more likely to be rehabilitated
(due to federal credits, profit motivation, etc.) and at a higher cost amount. Residential
properties are more likely to be rehabilitated in neighborhoods with higher
socio-economic levels. Many properties added to the inventory today may be located in
neighborhoods which are not yet supportive of private investment.

E. Summary

The growth forecast anticipates that the total inventory of eligible properties will grow to
over 87,000 structures over the 2003-2013 period. That represents a growth of 31,336
properties or 56.2% in total. The compound annual growth rate for the inventory is
4.6%.

The growth forecast can be met with the designation of an estimated 5-7 historic

districts annually in the 2004-2007 period and 3-4 historic districts annually thereafter,
as supplemented by individual designations.
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lll. HIGH REHAB COST PROPERTIES

In this section, LF&M quantifies and locates on a jurisdiction basis the eligible properties
which are likely to require more than $15 million in rehabilitation expenditures.

A. Methodology

There is no count of historic structures in the State of Maryland which are of such a size
and nature that the cost to rehabilitate them will exceed $15 million. There is no
complete listing of properties in the State which are of such a size and nature.

In approaching this task, the analyst has employed a methodology which utilizes the
best available data sources using makes the following assumptions:

* Property Type - It is assumed that such properties are commercial, industrial or
institutional in character. All current ownership types are considered eligible: private,
public, nonprofit ownership, utility, etc. since they can change over time. Residential
properties are not analyzed.

* Cost Hurdle - It is assumed that, at an average cost of $100 per sq.ft. to rehabilitate,
the properties must be at least 150,000 sq.ft. in size in order to require the
expenditure of $15 million.

» Date of Construction - It is assumed that the properties typically must have been
built prior to 1950 in order to meet typical National Register standards.

The analysis, then, seeks to identify Maryland commercial, industrial and institutional
properties which were built before 1950 and which have an enclosed area of at least
150,000 sq.ft.

For this research, the Maryland Department of Assessments & Taxation (MDAT) has
made available data extracted from its CAMA files for non-residential properties in the
State. The files have been processed through the Maryland Department of Planning
and all jurisdictions are included with the exception of Anne Arundel and Carroll
counties. (Due to technical difficulties, the data for those two counties could not be
retrieved in time for this analysis.) The CAMA data includes 39 fields of descriptive
information concerning each non-residential property such as: tax identification number,
ownership, address, zoning, last sale, type and date of construction, building and parcel
areas.

The analytical process is impeded by the reality that all data fields are not filled in by the
assessors. This is principally a result of the assessment process itself, whereby only
certain data need be collected by the assessor depending on the approach(es) to
valuation chosen. It is also a result of the assessors' prioritization of tax-paying
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properties over exempt (e.g., public, religious and non-profit) properties which pay no
real estate taxes. The descriptive data on the latter are often less complete.
Nonetheless, the MDAT data is the most comprehensive information available
concerning all non-residential properties in the State of Maryland. There is a record for
virtually every non-residential property, improved and unimproved, in the State. There
is at least some descriptive information about each property.

The methodology employed in this assignment is straightforward. All CAMA records for
each jurisdiction have been sorted, first, according to date of construction and, then,
according to total square foot area of structures for each property. Properties built
before 1950 with improved areas reported at or exceeding 150,000 sq.ft. are identified
and captured.

LF&M also supplements the list of properties identified in the CAMA data with properties
matching the same criteria from CoStar Realty Information's commercial multiple list
system, which surveys the Washington and Baltimore metropolitan areas.

B. High Rehab Cost Properties

The analysis of CAMA records included a review of 112,581 non-residential properties
throughout the State (excepting Anne Arundel and Carroll counties), as outlined in
Table II-1. The analysis reveals the following:

* Jurisdictional Variation - As might be expected, there is tremendous variation
among jurisdictions regarding the size of their non-residential property inventories.
Kent County reports the lowest number of such properties (1,047) and Baltimore City
reports the highest number (19,037) with other more urbanized jurisdictions not far
behind: Baltimore, Montgomery and Prince George's counties. Again, these counts
include essentially all non-residential properties in each jurisdiction.

* Pre-1950 Construction - The analysis reveals that the "Date of Construction" field
has been filled in for 51% of the available records. In some cases, this is due to the
fact that the property is vacant and not improved with a structure. In most cases,
however, it is assumed that the field has simply been neglected.

The analysis finds that 20,570 properties throughout the State are reported as being
built in 1950 or earlier. Records include construction dates as early as the 17th
Century, with most jurisdictions having their earliest captured dates in the 18th
Century. It is not apparent that there is any systematic bias in the CAMA records
regarding whether date of construction has been collected, though it is assumed that
older properties are more likely to be under-reported--given the age of some of the
records, file maintenance procedures, etc.

Given the historical patterns of growth in the State, the distribution of pre-1950

properties is not surprising. While Baltimore City represents 16.9% of the reported
statewide inventory of non-residential properties, it accounts for 34.1% of the
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Table 11-1
Non-Residential Properties
By Jurisdiction, Construction Date and Size

Construction
1950 or Earlier

Greater than
150,000 Sq.Ft.

State of Maryland
2002
Properties

Allegany 4,055
Anne Arundel* 0
Baltimore City 19,037
Baltimore County 16,164
Calvert 1,321
Caroline 1,180
Carroll* 0
Cecil 3,450
Charles 3,234
Dorchester 2,192
Frederick 5,768
Garrett 2,066
Harford 3,789
Howard 4,160
Kent 1,047
Montgomery 11,077
Prince George's 14,837
Queen Anne's 1,852
St. Mary's 2,026
Somerset 1,301
Talbot 1,745
Washington 4,098
Wicomico 4,441
Worcester 3,741
Total 112,581

* Anne Arundel and Carroll counties not available

1,249
0
7,011
1,446
182
407

0

559
220
744
1,255
350
643
264
248
673
1,946
288
237
205
378
593
881
791

20,570

Source: CAMA Files, Maryland Dept. of Assessments & Taxation;
Maryland Dept. of Planning
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pre-1950 properties.

* 150,000+ Sq.Ft. Properties - Among the 20,570 properties remaining in our search
group, only 72 are identified as consisting of at least 150,000 sq.ft. of total building
area. While it is understood that the universe of large historic properties is certainly
larger than 72, nonetheless the universe is expected to be small relative to the total
supply of non-residential properties. The 72 properties are identified in Table II-2,
with abbreviated ownership and street address information (the best available in the
CAMA extract) for each as well as its MDAT tax identification number.

To test the plausibility of this number, CoStar Realty Information's commercial
multiple list system has been consulted. An inquiry was made, first asking the
system to search for all Baltimore City non-residential properties of 150,000+ sq.ft.
and with construction dated 1950 or earlier. The search turned up 36 properties, of
which over one-third (13) had already been listed in Table 1I-2 above. The additional
23 City properties include industrial, office and retail uses and are listed in Table |I-3.
Nine of the properties are downtown, some of the properties have heavy
industrial/warehousing uses, many properties have already been substantially
rehabilitated. The known universe of Baltimore City properties, then, is 76: 53
derived from the MDAT records and 23 from CoStar. Even this number is not
all-inclusive since it does not include many public, utility and non-profit owned
properties.

Additional CoStar inquiries were made for Anne Arundel, Baltimore, Montgomery
and Prince George's counties using the same parameters. An additional 7
properties have been identified, which are also listed in Table 1I-3. Most of the
properties are industrial/warehouse in use

It must be noted that the search has been designed to be as inclusive as possible.
Properties have been listed which may seem unlikely for historic rehabilitation given
their current use and/or location. The list includes properties which have already been
rehabilitated sensitive to historic preservation standards, but also some properties
which--regardless of age--cannot pass muster as regards historic significance or
integrity of historic structures.  Multifamily and utility properties are probably
underrepresented. Some public and institutional buildings are included, but that
category is certainly underrepresented in the CAMA and CoStar lists, especially in light
of the trend toward privatization in those spheres of activity and increased rehabilitation
demand coming from those quarters.

Using available CAMA and CoStar data, then, the known number of large potentially
historic properties is 102. That number should be reasonably good as regards
commercial properties. Building from that number and then estimating the number of
additional properties which are in underrepresented groups, the total universe of large
historic properties is estimated as 300 properties--triple the number of known properties.
Major considerations in arriving at this estimate include:
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Table II-2

Non-Residential Properties over 150,000 Sqg.Ft.
By Jurisdiction, Construction Date and Size

State of Maryland

2002
Construction

Properties Owner/Address Tax ID Sq.Ft. Date
Allegany 1 Board of Education/Greenway 104007425 184,242 1934
Baltimore City 53 Alpha One Enterprises/Lanvale 316252347 155,150 1927
Durrett Sheppard/Wicomico 321080818 160,786 1900
Metropolitan Transit/Washington 321050773 161,870 1920
Devonshire Assoc/Benzinger 325017653 162,960 1942
Regional Assoc/10th 325067117 168,272 1945
Caral Garden Assoc/Thornfield 325012530 169,344 1948
Northeast Foods/Franklintown 320232219 178,000 1942
Are-2001 Aliceanna/Wolfe 302071847 184,962 1940
Box USA Group/Hollins Ferry 325037880 187,573 1930
Washington Bo/Washington 325027822 211,864 1942
Ed, LLC/Mountwood 316062528 220,584 1945
Housing Authority/Fremont 318130173 224,986 1940
Harry & Jeanette Weinberg/Edmondson 328057958 236,744 1947
Mayor & City Council/Ellwood 301141752 284,466 1934
College Gardens/Parkton 325012530 316,426 1950
Mark Eisenberg/Light St 324061038 335,359 1920
Tindeco Wharf/Boston 301091902 373,311 1920
Maryland Stadium/Eutaw 322020873 412,000 1920
Mayor & City Council/Wicomico 321080811 417,318 1900
Monastery Ltd/Frederick Ave 320042245 603,350 1940
Locke Insulators/ 323101079 615,986 1920
Ahi, Inc./Key Hwy 324121987 914,679 1922
Washington-Monroe/Washington 321040731 999,998 1924
Center City Storage/Monument 310061234 150,370 1928
Mayor & City Council/Fulton 313063411 150,504 1920
Petroleum Fuel & To/Haven 326026526 153,973 1925
Canton Marine Ter/Newgate 326026607 159,201 1920
State of Maryland/Keith 326016874 166,400 1918
Secretary of Housing/Calhoun 315130296 167,725 1924
Row Clothing Enterpr/Gwynns Falls 315183200 179,940 1950
St. Paul Street/St. Paul 311110553 189,000 1928
Harry & Jeanette Weinberg/Park 311100549 193,446 1942
Mayor & City Council/North 312083802 204,624 1912
3901 Dillon/Dillon 326046474 215,694 1942
3601 LLC/Dillon 326046474 219,777 1885
Mayor & City Council/Gwynns Falls 315183262 221,523 1926
Johns Hopkins Univ/33rd 309024047 221,530 1935
Chas. Lankford/Guilford 312101119 232,680 1906
AUSA Holding Co/Charles 311120496 234,222 1925
Rotunda Assoc/40th 313013555 234,480 1921
Mayor & City Council/The Alameda 309174139 249,500 1926
Oles Envelope Corp/25th 309054062 254,190 1920
South Highland Ave/Highland 326026526 271,478 1920
Johns Hopkins Univ/Washington 307121634 294,066 1925
Newkirk LLC/ODonnell 326026544 317,543 1949
National Gypsum/Newkirk 326026607 406,556 1946
State of Maryland/Eager 310061197 535,125 1881
Lever Bros/Holabird 326016871 561,260 1925
Connecticut General/Broening 326016916 662,445 1929
State of Maryland/Lombard 304090663 165,853 1914



* Substantial development was concentrated historically in Baltimore City as the
principal economic center of the State from the 17th to the 20th centuries.

* Smaller scale development was typical of rural and suburban jurisdictions
historically.

* In the scheme of things, properties of 150,000+ sq.ft. are very large and do not
represent a high proportion of buildings constructed in these (2002) times--much
less so in the past when construction methods and needs for economies of scale (in
distribution, manufacturing, office employment, etc.) were less supportive of this
scale of construction.

* Public, utility, institutional, non-profit and similar properties were often larger
structures. Some of those may be privatized, adaptively reused and otherwise
eligible for historic tax credits.

There is little science involved in this estimate, but it seems reasonable to the analyst
and to knowledgeable MDAT personnel based on available information and a "gut
feeling" for the issues involved. It is not likely that the estimate is in error by orders of
magnitude.

C. Summary and Conclusion

The total universe of large potentially historic properties in the State of Maryland is
estimated at 300 properties. Those properties are over 50 years old and of such a size
that they could require at least $15 million in rehabilitation expenditures.

The known universe of such properties is 102, of which 76 are located in Baltimore City.
It is estimated that public, utility, institutional, non-profit and similar properties which are
under-reported in available sources constitute an additional 198 properties which could
be eligible for historic preservation tax credits.

No judgment is made concerning the appropriateness of historic designation for any of
the properties identified in this section.
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IV. REHABILITATION EXPENDITURES

In this section, LF&M forecasts total annual rehabilitation expenditures for which tax
credits might be sought over the next ten years for residential and commercial
properties.

A. Methodology

Total annual rehabilitation expenditures are forecast for the 2003-2013 period based on
an analysis of the range of experience in state and federal historic preservation tax
credit programs to date. State programs in Maryland and its peer states are very recent
and forecasting based on a few years of data is somewhat speculative. The federal
program has a longer track record and yields additional information. Based on available
information, three trendlines are forecast which relate to specific sets of assumptions
governing potential historic tax credit usage.

B. Maryland Experience to Date

The Maryland historic tax credit program has been in operation since 1997. Usage of
the program is here analyzed primarily on the basis of Part Il certifications by the
Maryland Historical Trust, essentially stating that credits will be available to projects if
they are properly executed. Part Il certifications do not guarantee that projects will be
completed and credits will be granted, but they do reasonably gauge potential demand
for tax credits--allowing for some lag time (<24 months) for construction and for some
fall-out of projects which are not completed.

Residential (owner-occupied) and commercial projects are considered separately in this
section since they have distinct usage and cost characteristics which must be isolated
before usage forecasts are attempted. Multifamily rental properties are considered
commercial properties.

Residential Properties

Residential Part Il certifications from program inception through October 2002 have
totaled 803, as summarized in Table Ill-1. This analysis shows that 356 properties
(44.3%) have been located in Baltimore City, triple the number represented by even the
second jurisdiction--Montgomery County at 119 properties and 14.8%. Baltimore,
Prince George's, Frederick, Washington and Carroll counties follow. Only Charles
County is not represented on the list.

A steady growth in demand from residential property owner-occupants is evident.
Certifications ramp up from only 20 in the initial program year, increasing to 286
properties by 2002. The number of properties added to the list each year has ranged
from 28 to 74, with the annual growth rate declining as the portfolio base has increased.
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The cost of rehabilitation has similarly increased through the period, as summarized in
Table 111-2, totaling $79.89 million in reinvestment over the six year period. Once again,
Baltimore City accounts for the largest share of rehab costs (40.5%), trailed now by
Baltimore County with 14.9%. Montgomery, Anne Arundel and Kent counties follow.
The year-over-year percentage growth in expenditures follows a pattern similar to that
noted above for the number of projects. It is important to see, however, that while the
number of projects almost doubled between 2000 and 2002, the cost of those projects
almost tripled.

That calculation is reinforced by the average cost data contained in Table IlI-3. Though
the average cost for residential rehabilitation over the program life is just shy of
$100,000 per project--the 2002 projects post a $121,239 average cost, rising from just
over $80,000 per project in the program's initial years. The 2002 figure is driven by high
costs in Kent ($912,385 per project), Washington ($308,250) and Baltimore ($264,924)
counties in particular. By comparison, Baltimore City residential projects averaged only
$92,745 in 2002.

The distribution of project costs for all 803 cases analyzed is instructive (Table 1lI-4).
While over 50% of all residential projects estimate expenditures at $50,000 or
less--those projects represent only 10.1% of the potential expenditures under the
program. At the other end of the spectrum, though residential projects exceeding
$500,000 in cost have accounted for only 2.9% of certifications--they represent 29.3%
of all expenditures.

Commercial Properties

Commercial Part Il certifications from program inception through October 2002 have
totaled 222, as summarized in Table IlI-5. This analysis shows that 143 properties or
almost two-thirds (64.4%) have been located in Baltimore City. This is almost ten times
the number in the next closest jurisdiction, Frederick County with only 15 projects and
6.8% of the total. No other jurisdiction has more than six projects. Four jurisdictions are
not represented on the list.

Total project expenditures eligible for historic tax credits are summarized by year in
Table IlI-6. Total expenditures for all jurisdictions from program inception amount to
$717,038,797. Baltimore City has represents the lion's share of historic reinvestment:
89.2% of all eligible costs have been in the City. Baltimore, Anne Arundel and Frederick
counties follow, with the three together only totaling 7.8% of eligible costs.

Total expenditures and average expenditures show significant variations year-to-year,
due to the impact of specific high cost projects in certain years. The 2001 numbers, for
example, are impacted by the $85.0 million Montgomery Park project in Baltimore
City--representing 30.8% of statewide costs for that year. Similarly, the 1999 figures are
affected by the $62.0 million Tide Point and $40.0 million Hippodrome theater projects
in Baltimore City--together representing 59.3% of statewide costs for that year.
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APPENDIX A

UNDERLYING ASSUMPTIONS & LIMITING CONDITIONS

In conducting the study, Lipman Frizzell & Mitchell LLC has made the following
assumptions, except as otherwise noted in our report:

1.

There are no zoning, building, safety, environmental or other federal, state or
local laws, regulations or codes which would prohibit or impair the
development, marketing or operation of the subject project in the manner
contemplated in our report, and the subject project will be developed,
marketed and operated in compliance with all applicable laws, regulations and
codes.

No material changes will occur in (a) any federal, state or local law, regulation
or code (including, without limitation, the Internal Revenue Code) affecting the
subject project, or (b) any federal, state or local grant, financing or other
program which is to be utilized in connection with the subject project.

The local, national and international economies will not deteriorate, and there
will be no significant changes in interest rates or in rates of inflation or
deflation.

The subject project will be served by adequate transportation, utilities and
governmental facilities.

The subject project will not be subjected to any war, energy crisis, embargo,
strike, earthquake, flood, fire or other casualty or act of God.

The subject project will be on the market at the time and with the product
anticipated in our report, and at the price position specified in our report.

The subject project will be developed, marketed and operated in a highly
professional manner.

No projects will be developed which will be in competition with the subject
project, except as set forth in our report.

There are no existing judgments nor any pending or threatened litigation

which could hinder the development, marketing or operation of the subject
project.
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The analysis is subject to the following limiting conditions, except as otherwise noted in
our report:

1.

The analysis contained in this report necessarily incorporates numerous
estimates and assumptions with respect to property performance, general
and local business and economic conditions, the absence of material
changes in the competitive environment and other matters. Some estimates
or assumptions, however, inevitably will not materialize, and unanticipated
events and circumstances may occur; therefore, actual results achieved
during the period covered by our analysis will vary from our estimates and the
variations may be material.

Our absorption estimates are based on the assumption that the product
recommendations set forth in our report will be followed without material
deviation.

All estimates of future dollar amounts are based on the current value of the
dollar, without any allowance for inflation or deflation.

We have no responsibility for considerations requiring expertise in other
fields. Such considerations include, but are not limited to, legal matters,
environmental matters, architectural matters, geologic considerations, such
as soils and seismic stability, and civil, mechanical, electrical, structural and
other engineering matters.

Information, estimates and opinions contained in or referred to in our report,
which we have obtained from sources outside of this office, are assumed to
be reliable and have not been independently verified.

The conclusions and recommendations in our report are subject to these

Underlying Assumptions and Limiting Conditions and to any additional
assumptions or conditions set forth in the body of our report.
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APPENDIX B
ANALYST QUALIFICATIONS

Lipman Frizzell & Mitchell LLC is a multifaceted real estate consulting and appraisal
firm serving the Mid-Atlantic since 1977. LF&M is one of the largest real estate advisory
firms headquartered in the Region, with 16 professionals in our Columbia, MD
headquarters.

LF&M provides clients with objective advice and practical assistance at every stage of
decision-making on the development, use or reuse of all types of real estate. Our
clients include corporations, institutions, real estate owners, builders, developers, and
government entities. Our professional staff has an exceptional capability to use a vast
array of information and resources to assist clients in making sound, timely decisions
through the real estate planning, financing and development process. Eight senior
members of the firm hold the MAI designation and other advanced degrees.
Professional licenses are held by various members of the firm in Maryland, District of
Columbia, Pennsylvania, Delaware and Virginia.

Joseph Cronyn is well known in Maryland for his analyses of the fiscal and economic
benefits of historic preservation within the state, including:

- Property Tax Credit for Historic Restorations and Rehabilitations (City of Baltimore) -
Analysis of program structure, economic and fiscal benefits.

« Class B Office Building Conversion Analysis (Downtown Partnership of Baltimore,
Inc.) - Analysis of rehab, financing, market and fiscal issues of adaptive reuse.

- Heritage Structure Rehabilitation Tax Credit (Maryland Historical Trust) - Analysis of
the implications of the proposed tax credit and projection of its impact on such
factors as: employment, incomes, local government revenues and expenses, State
revenues and expenses.

* Economic Benefits of Heritage Conservation Zoning (MAHDC) - Analysis of the
economic and fiscal benefits generated by six historic districts located throughout
the State of Maryland.

» State of Maryland Heritage Structure Rehabilitation Tax Credits: Economic & Fiscal
Impacts (Preservation Maryland) - Analysis of economic and fiscal benefits of the
Maryland tax credit program including case studies of three completed projects.

Cronyn's resume is attached. Additional information on LF&M is available on our

website at "Ifmvalue.com".
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JOSEPH M. CRONYN
Resume

Joseph Cronyn has a broad professional background in real estate research, sales and
marketing, development, financing and appraisal. His experience includes market and
financial feasibility analyses of major real estate projects; land acquisition and marketing
for residential development; tax-motivated and conventional financing for single family
and multifamily residential projects; and advising public, non-profit and private clients
concerning real estate decision-making.

PROFESSIONAL EXPERIENCE

Lipman Frizzell & Mitchell, LLC, Baltimore, MD (1997 - present)
Senior Associate

Conducts market feasibility analyses for commercial and residential real estate projects
throughout the Mid-Atlantic area. Analyzes commercial real estate markets and
specializes in determining the economic and fiscal outcomes of real estate
decision-making. Building on strong skills in economic and demographic research, also
advises clients on economic development, public sector housing policy, historic
preservation and fiscal impact issues. Recent assignments include:

HOPE VI Public Housing Redevelopment: Baltimore City, Hagerstown, Philadelphia

Convention Center Hotel Feasibility, Baltimore City

Owings Mills Metro Station Master Redevelopment Plan, Baltimore County

National Business Park Feasibility, Anne Arundel County

Springfield and Spring Grove State Hospital Redevelopment: Carroll, Baltimore
counties

e State Housing Needs Assessment: Delaware, Maryland and Louisiana

e Class B Office Conversion to Apartments Feasibility, Baltimore City

e For-Sale Residential Feasibility in Bolton Hill, Baltimore City

Legg Mason Realty Group, Inc., Baltimore, MD (1989 - 1997)
Vice President

Built a professional practice within the real estate advisory subsidiary of a major
regional securities firm. Served private, public and non-profit clients throughout the
Mid-Atlantic states in dealing with their real estate-related issues: residential and
commercial development, market and financial feasibility, fiscal and economic impacts.
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Financial Associates of Maryland. Baltimore, MD (1987 - 1989)
Vice President

Responsible for land acquisition and marketing for firm specializing in real estate
development and venture capital investment. Analyzed financial and sales feasibility for
residential lot development and home construction projects.

Baltimore Federal Financial, F.S.A., Baltimore, MD (1982 - 1987)
Director of Sales & Marketing. Senior Vice President

Responsible for all marketing and public relations for one of the largest thrift
organizations in Maryland. Directed all retail sales efforts and administration of
statewide branch banking network, stock brokerage, insurance agency and business
development functions.

Neighborhood Reinvestment Corporation, Washington, DC (1978 - 1982)
Assistant Director

Discovered and developed innovative urban revitalization projects throughout the United
States for prominent national non-profit corporation. Supervised allocation of grant
budget and researched impact of programs. Trained staff and local non-profits in real
estate practices and housing finance.

Baltimore Federal Savings & Loan, Baltimore, MD (1976 - 1978)
Mortgage Underwriter and Urban Lending Coordinator

Evaluated residential purchase and rehabilitation mortgage loans for investment.
Assisted in the development of urban lending techniques in cooperation with public,
non-profit and private sector partners.

St. Ambrose Housing Aid Center, Baltimore, MD (1973-1976)
Principal and Housing Counselor

Counselor and non-profit real estate agent. Sold over 200 homes to low- and
moderate-income families throughout the Baltimore Metropolitan Area. Researched
local housing issues.
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EDUCATION

Master of Business Administration
Loyola College, Executive Program, 1986

B.A. in English & Philosophy
Boston College, 1969

AFFILIATIONS

Neighborhood Housing Services of Baltimore, Chairman of the Board

Citizens Planning and Housing Association, Member

Downtown Partnership of Baltimore, Class B Commercial Re-Use Task Force

Maryland Industrial Development Association (MIDAS), Member

Regional Development Advisory Committee, Baltimore Metropolitan Council

Lambda Alpha International Land Economics Society, Member

Lambda Alpha International Land Economics Society/Baltimore Chapter, Board Member
MD Route 32 Land Use Expert Panel, MD State Highway Administration, Member

PROFESSIONAL LICENSES

State of Maryland Real Estate Agent's License
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