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Historic Designation:
What Does it Mean to Me?

You are receiving this brochure because your property
is either a locally designated landmark, is located in one
of Auburn’s local historic districts or because you have
expressed interest in learning more about Auburn’s
historic designation.

We have included a list of important
resources meant to help you take
care of your historic property.

We hope that you keep this brochure
with your other important property
documents and reference it when
you are planning exterior changes to
your property.




National and Local Designation:
What’s the Difference?

There are two types of landmark designation, each put in
place to honor a building’s historical, architectural or
geographical value. A building can be listed on just one or
both levels. This brochure will focus mainly on local
designation, because it is the only level of designation that
requires review when alterations are made, but we want you
to know a little about both.

@ The National Register of Historic Places

The National Register of Historic Places is managed by the
National Park Service in conjunction with the State Historic
Preservation Office. Unless a property is exceptionally
significant, a structure must be at least 50 years old to be
considered. Listing your building on the National Register
recognizes its significance, but does not provide any
protection from demolition or alteration. Buildings listed
on the National Register are eligible for tax credits for
rehabilitation projects.

For more information, visit www.nps.gov.

@ Local Landmark Designation

In Auburn, local landmarks and historic districts are
regulated by the city of Auburn’s Historic Preservation
Commission. Designation can apply to a single structure or
a district. A historic district designation considers the value
of a collection of buildings, rather than just one. Buildings
within the district are distinguished as ‘contributing’ or
‘non-contributing.” Contributing buildings were present
during the  district’s period of  significance.
Non-contributing buildings are located within the district
boundaries but were constructed outside the period of
significance or are no longer recognizable as such.



The Certified Local Government Ordinance gives the City of
Auburn the authority to:
e Designate, preserve, protect, enhance and perpetuate
those structures and districts which reflect significant
elements of the City heritage;

e Foster civic pride in the beauty and accomplishments of
the past;

e Stabilize or improve the aesthetic and economic vitality
and values of such structures and districts;

e Protect and enhance the City’s attraction to tourists and
visitors;

® Promote the use of historic structures or districts for
education; and

® Promote and encourage continued private ownership and
utilization of such buildings and other structures now
owned and used, to the extent that the objectives listed
above can be promoted.

Locally designated buildings and contributing buildings in a
historic district may be eligible for the State Income Tax
Credit. Applications are reviewed at the state level by our state
tax incentives coordinator.




What is the AHPC?

The Auburn Historic Preservation Commission (AHPC) is
responsible for “designating, preserving, enhancing, and
perpetuating structures or districts of architectural, historical, or
geographical significance within the City”. The AHPC is comprised
of five members who are appointed by the mayor. Each member
serves a three year term, and is not compensated.

What resources are used in reviewing a project?

The AHPC has adopted the Secretary of the Interior’s standard for
rehabilitation and guidelines for rehabilitating historic buildings for
guidance in reviewing projects. The standards are a publication
created by the National Park Service and are heavily relied on by
preservation professionals across the country.

What is the Certified Local Government?

The Certified Local Government (CLG) is a federal program
administered in Nebraska by the Nebraska State Historic
Preservation Office (NeSHPO), a division of the Nebraska State
Historical Society. The goal of the program is to increase local
preservation activities and link local governments with a national
network of federal, state and local organizations. CLGs can be cities
or counties that meet certain federal and state standards. CLG status
entitles a local government to apply for yearly grants from the
NeSHPO.

The CLG is comprised of five members who are appointed by the
mayor and approved by City Council. Each member serves a three
year term and is not compensated.

.%. The Standards are available online at www.nps.gov.




What Does the Design Review
Process Entail?

First, determine if your project requires review. A
phone call to the city’s building inspector can answer
your questions and assist you in the process. Projects
that require review include proposed demolition, new
construction, additions and exterior alterations,
including window replacement. Projects that do not
require review include interior work that does not
alter the exterior and work that does not require a
building permit. Once you have determined the scope
of your project, it is time to begin the city review
process. Remember, Auburn Historic Preservation
Board members are available for questions!




What are other options to preserve my historic building?

While designation is the most common tool for preservation,
preservation easements offer an additional possibility. Property
owners can elect to donate an interest in their building to an
approved non-profit or government organization, which can then
monitor and enforce the preservation of the property. Preservation
easements generally protect a building from demolition or
damaging modifications and require that the property be maintained
in good condition. While most preservation easements specifically
protect the exterior facades of a building, in certain circumstances
easements can be used to protect the interior features of a historic
structure. An easement “runs with the land” — meaning it is
perpetual and remains in place when the property is sold. Buildings
designated at the national, state or local level are eligible to donate
a facade easement. For more information, please visit
http://www.nps.gov/tps/tax-incentives/taxdocs/easements-histo
ric-properties.pdf.

Why should I keep my historic windows?

Many people jump to window replacement as a solution to making
their property more energy efficient. This happens because of the
common misconception that single-pane glass or wooden frames
lead to energy loss, when in fact most of the problems are caused by
gaps or ‘leaks’ in the window surround, which can be addressed
without extensive work or replacement. Maintaining original
windows retains the historic character of your building, keeps
debris out of landfills and if taken care of, older windows can last
centuries, which newer brands often last only a few decades. For
these reasons rehabilitation or restoration of historic windows is
almost always preferred to replacement. However, if windows are
deteriorated beyond repair or are non-historic, window replacement
is an option. Design guidelines specify that such replacements be
comparable to the original windows in terms of material, size and
configuration.



Frequently Asked Questions

Can I really make changes to my property?

Many property owners are concerned about heavy restrictions if
they own designated property or are considering applying to
have their property designated. In reality, there is significant
flexibility. The design review required as part of a proposed
project can be very helpful and result in a successful project that
provides you with new, modern amenities that are sensitive to
your property’s historic character.

What about energy efficiency?

In the preservation world, the phrase “the greenest building is
one that is already built” has become a mantra. Many historic
buildings are inherently ‘green’: thick masonry walls help keep
buildings cool in the summer and retain heat in the winter,
operable windows were designed with passive cooling in mind
and buildings were often constructed with local materials. The
embodied energy, or total energy, used to construct and maintain
the building is significantly less than the energy consumption
required to demolish an old structure and construct a new one.
Learn more about easy upgrades you can make to increase
efficiency by visiting the National Trust for Historic
Preservation’s website www.preservationnation.org.

What is the economic impact of designation?

Its widely accepted that historic preservation is a tool for
economic development, and studies have shown that property
values for buildings located in historic districts are often
stabilized. This occurs in part because of the investments made
to rehabilitate the properties as well as the added prestige of
owning a designated structure. In Auburn local historic districts
you are assured that alterations to adjacent properties must go
through the review process, to help insure that the
neighborhood’s overall character remains intact. To view
studies on the topic visit the National Trust for Historic
Preservation website: www.preservationnation.org.



What about Demolition?

Buildings that are individually landmarked or located in a
historic district (at the local level) cannot be demolished
without approval from the AHPC, which is granted only in
unusual or extreme circumstances. For information, please
contact city staff.

1. Application:

First, submit a Building Permit Application and
supplemental materials (photographs, plans, elevation, etc.)
to the Building Inspector. Applications are available Online
at www.auburn.ne.gov.

2. Formal Review:

Projects that require additional analysis are reviewed by the
members of the AHPC. A typical meeting includes
presentations by staff and the applicant, questions from the
review board, discussion and action. The project is then
approved, approved with conditions, held for additional
information, or denied. Denied projects enter a 30-day
negotiating period in order to address any issues with the
application.

3. Approval:

Once a project is approved, a staff member will issue an
approval letter to be included with the building permit.
Applications must meet all applicable zoning and building
codes.




What changes can I make to my
locally designated property?

Owning a designated building doesn’t mean you
cannot update some of the building’s dated elements.
Acceptable projects include compatible additions,
alterations, rehabilitation and restoration. However if
your building is a locally designated landmark or in a
historic district you are required to have proposed
changes that affect the exterior of your property
reviewed and approved by the Auburn Historic
Preservation Commission.




What Makes a Building or District
Eligible for Local Designation?

According to Auburn’s Certified Local Government, a
building or district may be designated at the local level if it
meets at least one criterion in two of the three following
categories:

1. History: Be 50 years or older and have extraordinary
importance and:
e Have Cultural significance, interest or value as a part of
development, history, heritage or culture of the City, State or
Nation;

e Associated with the life of a historically significant person;

o Is the site of an historic event, or exemplifies the cultural,
political, economic, educational, social or historic heritage of
the community.

2. Architecture and engineering: To have architectural
significance, the structure or district shall:
® Portray the historical setting or environment of a distinctive
characteristic of an architectural or engineering type, period,
style or method of construction;

® [s the work of a resident, builder or designer whose individual
work is significant in the development of the City;

® Contains elements of design, detail, materials or craftsmanship
of distinctive quality, or which represents a significant innovate.

3. Geography: To have geographical significance, the
structure or district shall:

e Be important by being a part of or related to a city center, park
or other distinctive area, which should be developed or
preserved according to a plan based on a historic, cultural or
architectural motif;

® Owing to its unique location or singular physical characteristic,
represents and established and familiar visual feature of a
neighborhood, community or the City.
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4. Archaeological: To have archaeological importance,
the structure or district shall:
® Yield or is likely to yield information regarding the history
of the area prior to the establishment of the City;

e A landmark or historic district shall possess integrity of
design, location, setting, feeling, association, materials, and
workmanship;

e Provisions shall be made to define an accurate boundary,
identify properties that contribute to the historical
significance of the district, and those because of age or
integrity do not contribute;

® A property shall be eligible if it is fifty (50) years of age or
older, unless exceptional significance can be demonstrated.

By owning a designated building you are a steward of Auburn’s
Heritage. Owning a historic building is the best of both worlds
- you can celebrate historic character while enjoying the
benefits of modern amenities. We hope to debunk common
misconceptions and clarify the processes, benefits and
responsibilities that are part of owning a designated historic
property.

The city’s preservation program recognizes the need for
contemporary and economical use of historic buildings, and the
design review process was put in place to balance the historic
qualities with the demands of today. Many successful projects
have resulted from the collaboration of the Landmark
Preservation Commission and property owners, and the more
you know about the process before beginning your project, the
simpler it will be.




What Are the Benefits of Landmark
Designation and Preservation?

Whether designated on the National Register or as a Local

Landmark, you can benefit from owning a designated

structure.

Benefits include:
e Honoring your building’s place in Auburn history

e [ocal Historic Districts protect owners’ investments to a greater
degree compared to similar areas that are not in a local historic
district

® Ensuring the protection of your building’s character for future
generations

Additional benefits may apply in certain circumstances, such as:

e Potentially qualifying for a Federal Investment Tax Credit and
Federal Tax Credits if your building is an income-producing
property

e Qualifying for a State Income Tax Credit for Historic Preservation
Valuation Incentive Program that freezes property valuations

Resources

National Parks Service Preservation Briefs

For detailed information on how to successfully preserve, restore or
rehabilitate your home, the National Parks’ Preservation Briefs are
invaluable. Topics include how to properly clean masonry, repair
windows, and dispose of lead paint. The preservation briefs are free and
available at http://www.nps.gov/tps/how-to-preserve/briefs.htm.

Secretary of Interior’s Standards

Initially created to determine the appropriate method of preservation,
rehabilitation and restoration for projects benefiting from Federal Tax
Incentives, the Standards are now widely used by homeowners and city
municipalities for guidance. The guidelines are available at
http://www.nps.gov/tps/standards/rehabilitation.htm.
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We hope we helped!

We hope this brochure answered some of your questions about
owning a historic property. It is our mission to be a resource for
those who own property in the Historic District and are stewards of
our city.

Resources:

National Parks Service Briefs.... Nps.gov/history/hps/tps

Secretary of Interior’s Standards nps.gov/history/hps/tps/standards_guidelines.htm
National Trust of Historic Preservation WWww.preservvationnation.org

Nebraska State Historical Preservation Office.... www.nebraskahistory.org/histpres
Nebraska State Historical Society..... www.nebraskahistory.org

Nebraska State Historical Society Foundation.... www.nshsf.org

Auburn Historic Preservation Commission.... www.auburn.ne.gov

Contact:
City of Auburn
1101 J Street Auburn, NE 68305
402-274-3420
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