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Preservation Leadership Training (PLT), is the only continuing education program in the
United States that equips developing preservation leaders with the skills, knowledge and
confidence to make a significant impact in their organizations and communities. Since PLT
was launched in 1990, more than 900 state and local leaders have participated in 25 PLTs
in locations across the United States.

The goals of the Preservation Leadership Training program are to increase the capacity of
local preservation organizations and commissions by identifying and training current and
potential leaders;to empower grassroots organizations and local preservation
commissions to achieve preservation successes in their communities; to create, maintain
and support a national network of leaders of the grassroots preservation movement; and
to heighten local understanding and awareness of the value of preservation and to explore
and present new ideas for approaching local preservation issues in the host community.

Participants learn best by “doing.” The team project provides a vehicle for participants to
apply the lessons learned during the week to real problems and contribute to preservation
activity in the host community. Participants research the team project through scheduled
interviews with community leaders, on-site investigation, and background materials
assembled in advance by National Trust staff and local partners. The week culminates with
a public presentation of their recommendations on the final day of the program.

In several host communities, team projects have been a critical factor in saving
endangered historic sites. In Fort Collins, Colorado, the team project dealt with the long
vacant downtown Linden Hotel, subject of more than 20 years of dubious development
efforts. The attention the PLT team project brought to the hotel rallied the community, and
today the hotel is rehabilitated and back in business as a multi-use commercial operation.

In Birmingham, 35 PLT participants from 15 states and the District of Columbia developed
proposals that outline an economically viable reuse for the Most Honorable Prince Hall
Grand Lodge. The teams were asked to develop proposals that outline an economically
viable use for the former Masonic temple, social gathering place and information and
educational venue and become a renewed contribution to the Birmingham society and
rebuild its mark on African American history in Birmingham.



PLT participants gathered relevant information by reading enormous amounts of material
generously provided by a wide variety of organizations and individuals, visiting various
sites during an afternoon driving tours, and interviewing numerous community
representatives, including:

Victor Blackledge, Deputy Director, Planning, Engineering, and Permits

Michael Calvert, President, Operation New Birmingham

Richard Carnaggio, Architectural and Interior Design, Cohen Carnaggio Reynolds
Robert Dickerson Jr., Executive Director, Birmingham Business Resource Center
Samuel H. Frazier, Partner, Spain & Gillon, L.L.C./ Zinszer Building and Advisor from
Alabama for the National Trust for Historic Preservation

Brian Giattina, Principal, Giattina, Aycock Architecture Studio

Bo Grisham, Managing Member, Brookmont Realty Group, LLC

Ivan Hollaway, Vice President, SEEDCO Financial, Alabama Office

Nathan Hicks, Executive Director, Urban Impact, Inc.

Dr. Horace Huntley, Birmingham Civil Rights Institute

John Lauriello, Principal, Southpace Properties, Inc.

Tyrone Means, Grand Attorney, Most Worshipful Prince Hall Grand Lodge

Tracey Morant Adams, Director of Economic Development, Mayor’s Office, City of
Birmingham

Cheryl Morgan, Professor of Architecture, Director of the Auburn University Design
Studio

Doris Powell, President Fountain Heights Neighborhood

Dr. Leah Tucker, Executive Director, Alabama Jazz Hall of Fame

Dr. Richard Walker, Owner, A.G. Gaston Building

Pastor Gwen C. Webb, Civil Rights Activist Committee

Odessa Woolfolk, Founder and President Emerita, Birmingham Civil Rights Institute
Jim Wyatt, City Codes Supervisor, Planning, Engineering, and Permits
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Introduction and Overview

The team project focuses on an adaptive use strategy for the Colored Masonic Temple in
Birmingham, Alabama. Teams will produce recommendations for optimal uses of the
building that will allow the Prince Hall Grand Lodge to continue to occupy the building.

Originally constructed and currently
owned by the Most Worshipful
Prince Hall Grand Lodge, A.F. &

A .M., the Colored Masonic Temple is
a distinguished symbol of African
American professional and cultural
heritage with ties to significant
persons and events of the civil
rights movement. Located in two
urban historic districts undergoing
revitalization and maintaining a
high level of integrity, this multi-
story building offers numerous
opportunities for higher use and
occupancy.

Most Worshipful Prince Hall Grand
Lodge in Brief

Address 1630 4’ Avenue North

Owner Most Worshipful Prince Hall Grand Lodge, Endowment Depart., F. & A.M.
Constructed 1922

Construction Concrete, Brick

Architects Robert R. Taylor and Leo Persley

Contractors Windham Brothers Construction Co.

Style Renaissance Revival

Square Footage 66,421

Dimensions 100 ft. x 140 ft.

Lot size .32 acres

Assessed Value Building: $434,300
Land: $139,700



History of Alabama

With six major rivers, mountain ridges, rolling hills, and sandy beaches along the Gulf
Coast, Alabama is geographically diverse. Natural resources have provided for early
hunter-gatherer groups, agrarian societies, plantation systems, and 20’ -century industry.
As much as Alabama has changed over time, it retains a distinctive regional character and
deep Southern culture.

After the age of nomadic hunters, a Mississippian culture established Moundyville, a three
hundred-acre village on the bluff of the Black Warrior River. The Muskogee Creek, Koasati,
Choctaw, Cherokee, and Biloxi peoples all lived in what is now Alabama. In the 16’ -
century, Spanish explorer Hernando de Soto, claimed the area for New Spain. With the
founding of Mobile and the construction of Fort Conde during the early 1700s, Alabama
became a French colony under the reign of Louis XIV. As aresult of the Indian Removal
Act of 1830, native tribes of Alabama were forced to march west and relocate on
reservations during the Trail of Tears.

In the early 1800s, yeoman farmers, future plantation owners, and slaves moved into
Alabama through the Cumberland Gap, the Carolina’s and Georgia. The plantation
economy transformed the Black Belt, a region of rich soils, into a sea of cotton. During
the Civil War, Alabama became a valuable source of iron production and the historic port
city of Mobile served as an important center of shipbuilding as well as the site of the
Battle of Mobile Bay in1865. With Reconstruction, the planter class continued working the
land in the Black Belt region by replacing the plantation system with sharecropping and
tenant farming.

With the opening of lumber and textile mills, coal mines, and iron and steel furnaces,
Alabama came to exemplify industrial success for the South during the late 19’ -century
and early 20’ -century. Hoping for a better life and more financial security, many blacks,
whites, and immigrants moved to rural and urban industrial communities. The New Deal
introduced the Tennessee Valley Authority, agricultural reform, and federal assistance for
new roads, parks, and schools. The forestry industry and cattle transformed much of the
Black Belt into pine plantations and pastureland. Following World War Il and the civil
rights movement, Alabama’s economy diversified to include automobile manufacturing
plants, hospitals, medical research facilities, educational institutions, financial centers, and
what became NASA’s Marshall Space Flight Center.

Today, Alabamians and tourists continue to enjoy and capitalize on the rich resources of
the state for outdoor recreation and cultural experiences. Alabama is the home of the
federally recognized Poarch Band of Creek Indians and five non-recognized bands of
Cherokee, Creek, and Choctaw origins. Alabama enjoys a rich cultural heritage of great
food, religion, literature, musical legends, and football. In addition to the fine arts, folk
artists and the dynamic Gee’s Bend quilts are claiming international recognition.



History of Birmingham

In contrast to the Old South landscapes of antebellum homes and Civil War battlefields,
Birmingham is a young urban center whose railroad corridors and blast furnaces speak to
the age of an industrial revolution and whose monuments, parks, and civic buildings are
legacies to the struggle and resilience of the civil rights movement.

Founded in 1871 Birmingham grew rapidly as the South’s foremost industrial center.
Located in the Jones Valley and bordered by a chain of mountains, the city developed as a
series of industrial landscapes, crossed by miles of railroad tracks. Encouraged by an
abundant supply of iron ore, coal, and limestone, investors turned the mountains into
extraction sites and the valley into one of the world’s largest collection of blast furnaces.
The production of iron and steel served as a catalyst for rapid residential and commercial
development that incited the popular title, the “Magic City.”

In the heart of downtown, 20’ Street became a banking center, and 19’ Street became
the city’s retail district. Originally scattered throughout the central business district,
immigrant and black businesses became more concentrated in the area west and north of
18’ Street. Birmingham’s economic progress and urban development took place within a
city defined by a “Jim Crow” landscape, therefore residential and commercial areas
reflected patterns of segregation.

During the Progressive Era, thriving industry supported the growth of Birmingham, but
also outlying industrialized communities that were annexed into the city during the early
20’ -century. The success was hit hard by the Great Depression. Federal intervention
with New Deal programs such as the Works Progress Administration (WPA) and Public
Works Administration (PWA) contributed to the construction of schools and the creation
of the beautiful city park system, originally envisioned and designed by the Olmsted
Brothers. The most visible project was the relocation of Vulcan from the Alabama State
Fairgrounds to a park atop Red Mountain in 1936. A treasured symbol of Birmingham’s
industrial past and the largest cast iron statue in the world, this local rendition of the
Roman god of the forge stills stands as a recognizable feature of the cityscape. The
industrial demands of World War Il helped restore manufacturing jobs and economic
vitality.

As the struggle for civil rights grew into a multi-faceted reform campaign during the
1950s, Birmingham became central to the movement and represented critical challenges
to ending segregation in the South. Significant events in Birmingham galvanized national
support and contributed to the passage of the Civil Rights Act of 1964. The 1979 election
of the first African-American Mayor of Birmingham, Richard Arrington, Jr., symbolized a
major local milestone.

Like many cities, Birmingham’s commercial centers, retail districts, and neighborhoods
suffered the consequences of suburbanization, the closing of major industrial sites, and
the movement of commerce, trade, and residents outside the city. Today, economic
diversification combined with neighborhood and commercial revitalization strategies are
succeeding in bringing the “Magic” back. Hospitals, medical research, engineering, and

The statue of Vulcan was built in 1904 for the St. Louis World's Fair. After the fair it was
disassembled and brought by train to Birmingham.



the automobile industry are drawing students, professionals, researchers, and investors.
The growth of the University of Alabama at Birmingham (UAB) continues to impact the
future of the city (UAB continuesto be the state’s largest employer). Public and private
investments have resulted in condominiums, loft apartments, offices, commercial
enterprises, hotels, and restaurants in downtown. In historic neighborhoods, members of
the new creative class are restoring homes and establishing businesses.

Birmingham's historic sites, landscapes, and monuments symbolize dynamic stories of
industrial success, professional excellence, and the movement to end racial inequality.
Attractions throughout the city include the Civil Rights Institute, Sixteenth Street Baptist
Church, Kelly Ingram Park, Sloss Furnaces, Vulcan Park, Ruffner Mountain Nature Center,
the Alabama, Carver, and Lyric Theaters, Rickwood Field, Arlington Home and Gardens,
and the future Railroad Reservation Park. The city center also features art galleries, the
Alabama School of Fine Arts, and the Birmingham Museum of Art. Today, Birmingham has
the necessary cultural and recreational resources to attract tourists, especially those
interested in African American and industrial heritage. A Preserve America community,
historic preservation efforts have succeeded in protecting and restoring many historic
sites where stories of hardships and ingenuity are recalled and visitors engage in unique
cultural and educational experiences.

Fourth Avenue Historic District, listed on the National Register in 1982

Fourth Avenue North began as a thinly occupied residential area with frame houses.
Originally settled by predominantly Jewish residents with some black families, the street
evolved into a distinctive center of black social life and professional achievement. The
Fourth Avenue Historic District contains a variety of 20’ -century commercial styles and
includes several landmarks noted for their architectural significance and association with
the civil rights movement.

During segregation, the 1600 and 1700 blocks of Fourth Avenue contained entertainment
venues, social clubs, barber shops, bakeries, and restaurants. Night clubs and dance halls
contributed to the vitality and diversity of the district. People’s Grocery Company and the
cooperative Mercantile Company that housed the Champion Theatre in the first floor were
two of the earliest businesses. In 1917, the Champion changed names to the Savoy Theater.
The Carver Theater and the Famous Theater were two more significant entertainment
venues that are still in existence.

Large multi-use buildings such as the Alabama Penny Savings Bank and the Colored
Masonic Temple provided offices for professional services. Founded in 1890, the Alabama
Penny Savings and Loan Association was the first black-owned bank in the state of
Alabama. The building housed ,the

,and the 1910-1936). The was edited
by Oscar W. Adams, president of the Colored Citizens League of Birmingham. The
building also served as the headquarters of the Interracial Association of Alabama. The
Colored Masonic Temple hosted meetings, conferences, and other gatherings related to
the civil rights movement.



The Fourth Avenue Historic District is significant architecturally for its 20’ -century
buildings with examples of Beaux-Arts, craftsman, and art moderne commercial styles.
The multi-storied and grander Colored Masonic Temple and the Penny Savings Bank
exemplify elements of classical revival styles and were both desighed and built by black-
owned professional firms.

With integration and the fall of Jim Crow, customers dispersed, causing the district to lose
its distinction as the focal point of the black community. Today, public and private efforts
are supporting locally-owned businesses, new cultural attractions, and annual events that
pay tribute to Alabama’s African-American heritage. The Carver Theater houses the
Alabama Jazz Hall of Fame, and the Famous Theater which is under renovation for mixed-
use development.

Civil Rights Movement

Asthe home to many great leaders and thousands of foot soldiers central to the struggle,
Birmingham’s involvement in the civil rights movement is an essential chapter in American
history. A core collection of sites, building, and monuments, including the Colored Masonic
Temple, are located downtown and contribute to the Civil Rights Historic District. Others

are located outside the city center.

Headquartered out of the Colored Masonic Temple, the National Association for the
Advancement of Colored People (NAACP) and the Southern Negro Youth Congress
(SNYC) served as vehicles for bringing together professionals, working class, and upper
class activists. In 1956, the injunction that outlawed the NAACP triggered the formation of
the Alabama Christian Movement for Human Rights (ACMHR), marking a significant
change to the movement. Led by the dynamic Rev. Fred Shuttlesworth, the ACMHR
provided a new faith-based infrastructure to the nonviolent protests. Rev. Ralph
Abernathy and Rev. Martin Luther King, Jr., joined many Birmingham pastors in leading
mass meetings at local churches that united parts of the African American community in
Birmingham.

During the 1950s, local civil rights leaders challenged school segregation. In the case of
Autherine Lucy and the University of Alabama, Arthur Shores, a black attorney with offices
in the Colored Masonic Temple, filed the lawsuit for 1" which was decided in
October 1955. In its decision the United States Supreme Court ordered the University of
Alabama to allow Ms. Lucy to register for graduate school. Prior to the trip from
Birmingham to Tuscaloosa, Rev. Shuttlesworth--a classmate of Lucy’s at Selma University—
met with Shores, Ruby Hurley, Lucy and her parents at the Colored Masonic Temple.
Shuttlesworth and Shores accompanied her to the university where they met some
indifference, but two days later, violence broke out and the university expelled her.
Another lawsuit and federal case, Fl # :
challenged the 1955 School Placement Law. The ACMHR targeted schools in Birmingham
including Phillips High School and Woodlawn High School. "Freedom Rider"
demonstrations, sit-ins, and other non-violent protests took place in downtown
Birmingham.



Prior to the marches, demonstrators would gather at The Gaston Motel and downtown
churches. Despite legal maneuvers, bombings, many arrests, and encounters with a
violent police force led by the Public Safety Commissioner, Eugene “Bull” Connor, the local
African-American community persisted by filling the streets, jails, and entire legal system
of Birmingham. A frequent center of activities, Kelly Ingram Park became the public
landscape where officers used high-pressured water from fire hoses, attack dogs, and
police brutality to disperse marchers in May 1963. That same year, Martin Luther King, Jr.,
gave the “I Have a Dream” speech in Washington D.C., and less than three weeks later on
September 15 the KKK bombed the Sixteenth Street Baptist Church, killing four little girls
and placing Birmingham in the spotlight. The conflicts between activists, public officials,
and white supremacist groups finally resulted in an end to public segregation in
Birmingham.

The diligent work of preservationists, historians, and civic-minded individuals has ensured
that this extraordinary heritage will play an integral role in Birmingham’s future. The
opening of the Birmingham Civil Rights Institute in 1993, the restoration of the Sixteenth
Street Baptist Church, the establishment of the historic district, and the listing of outlying
churches and sites represent the many efforts to preserve, study, and present this historic
story of international significance.

Most Worshipful Prince Hall Grand Lodge (Colored Masonic Temple)

Built to house the state headquarters of the Most Worshipful Prince Hall Grand Lodge,
Free and Accepted Masons of Alabama’, the Colored Masonic Temple was the principal
professional and social center for the black community in Birmingham during segregation.
In addition to being a civil rights landmark, the Colored Masonic Temple is an architectural
cornerstone and cultural anchor to the Fourth Avenue Historic District and its future
revitalization.

For Birmingham'’s black community, the Temple was the place of social interaction,
entertainment, information, and educational gatherings. Lawyers, doctors, dentists, and
other influential members of the black community had their offices in the Temple. Social
clubs, sororities, and fraternities held meetings, parties, and formal balls in the spacious
second-floor hall.

On October 2, 1932, Hosea Hudson and the International Labor Defense (ILD) held the All-
Southern Scottsboro and Civil Rights Conference, Birmingham’s first major gathering of
Civil Rights activists, at the Colored Masonic Temple. Between 1938 and the 1960s, the
Temple housed the SNYC, the ILD, Jefferson County Negro Democratic League, the Right
to Vote Club, and the NAACP, all significant to the struggle for civil rights. Prominent civil
rights attorney and NAACP leader Arthur Shores had his office in Room 510. A founding

" This form of Freemasonry is named for Prince Hall (¢.1735-1807), considered the founder of "Black
Freemasonry" in the United States.



member of many of these organizations, Shores was active in the Jefferson County
Progressive Democratic Council and the Alabama State Coordinating Council for
Registration and Voting, both housed in the Colored Masonic Temple.

Often in partnership with the NAACP Legal Defense Fund, Shores played an instrumental
role in civil rights lawsuits concerning voting and education, resulting in federal court
cases that undermined the foundations of legal segregation. In addition to P ,
his cases include Senator Glen Taylor of Idaho’s arrest for breaking a segregation barrier at
a SNYC conference; police brutality against a black citizen; and !

$ I Ifor aviolation of the federal Railway Labor Act.

A former youth activist, Ruby Hurley served as the southeast regional head of the NAACP
that had offices in room 729 and later in room 624. Emory O. Jackson, editor of the

% and executive secretary of the local chapter of the NAACP, had offices
in Room 729. Supported largely by middle-class professionals, the NAACP played a
valuable role in targeting legal issues that could be challenged at the federal level in hopes
of receiving a fair hearing. SNYC, a more confrontational organization of professionals,
middle, and working class activists, had its headquarters in Rooms 526-528. SNYC
nurtured and prepared new leaders including Alabamians Ethel Lee Goodman, Herman
Long, and Sallye Davis (mother of Angela Davis).

Constructed in 1922 of brick and concrete, this seven-story temple is a dignified example
of the Renaissance Revival style. Designed by an accomplished black architect and built
by a black construction firm, the Temple is an inspiring testimony to the work of these
professionals. Divided into four sections marked by concrete bands, the building rises
from a concrete foundation into a rusticated base, containing three double-door entrances
on the facade. Above the foundation, the facade features a classical full pediment above
an entablature highlighted by dentils and supported by four engaged Corinthian columns.
Each floor of this three story section contains a row of five, paired, one-over-one double-
hung sash windows. A pattern of paired windows, pilasters, and classical details are
replicated on the upper levels.

The east elevation has six double-door entrances opening to commercial and retail
businesses housed on the ground floor. Also featuring a series of eight Corinthian
pilasters and rows of double-hung sash windows, the 17’ Street elevation adds to the
stately character and visual prominence of the building. The western and northern
elevations display the common bond brick construction with pairs and triple sets of two-
over-two windows. The interior also retains much of the original architectural features
including marble floors in the entryway and a second-floor hall decorated with emblems
and classical details.



Recent History of the Prince Hall Grand Lodge

Currently, the first floor has commercial
space and there are multiple tenants upstairs
in the fifth, sixth, and seventh floors. The
Masons control the second, third, and fourth
floors with meeting rooms and
administrative offices. Strategies for adaptive
use should consider the continued use of the
building by the Masons, but not be restricted
by other current occupancies.

Strategically located within the City Center,
the Fourth Avenue Historic District, and the
Civil Rights Historic District, the Temple is
within walking distance of the following
national landmarks and cultural attractions:
Alabama Jazz Hall of Fame, Alabama
Theater, Birmingham Civil Rights Institute,
Kelly Ingram Park, and the Sixteenth Street
Baptist Church.

The future restoration and occupation of the Colored Masonic Temple provide an
opportunity for the building to serve as an economic catalyst for the revitalization of this
historic African American community and to contribute to the many other historical
attractions, entertainment venues, and museums located within the City of Birmingham.

Factors for Rehabilitation

A range of factors are relevant in developing adaptive use strategies, from support within
the neighborhood to conditions such as nearby development and planning initiatives that
provide vehicles and support services for the project.

1 Demographics:
a. Population: 242,820 in 2000 and 229,424 in 2006
b. Census 2000: 73.5 % African American; 23.5% White; and 16% Latino
c. Median Household Income: $26, 735.00 and Median Age 34 years

2. Occupancy: First floor commercial and retail; second floor assembly hall and
meeting rooms; third floor (mezzanine) small meeting rooms; fourth floor meeting
rooms and offices; upper floor offices vacant

3. Zoning: B-4

4. Designation: Contributing structure to National Register Fourth Avenue and
Birmingham Civil Rights Historic Districts. Not locally designated.



5. Commercial Revitalization District: The Colored Masonic Templeisin a
designated Commercial Revitalization District. Construction projects in designated
commercial revitalization districts are subject to the Desigh Review process that
regulates signs, building renovations, and public streetscape improvements and
they are also eligible for the City Rehabilitation Rebate Program. For businesses
that comply with the guidelines in a desighated rebate area, there is a 20% rebate
(maximum at $40 a front per linear foot) for improvements to the facade of the
building and a 0% rebate (maximum $100 per interior sq. ft. or $5,000, whichever
is less) on other capital improvements as approved by Design Review.

6. Incentive Programs: Bank “Float” loans, SBA 504 loans, Tax Increment Financing,
Community Development Block Grant “Float” loan; Debt Service Equity; and
Birmingham Citywide LDC Interim Financing available through the services of
Operation New Birmingham.

7. Tax Credits: A certified rehabilitation of the Colored Masonic Temple may be
eligible for the federal Historic Rehabilitation Tax Credit for qualified expenditures.
In Alabama, commercial historic buildings and sites can be assessed for ad valorem
purposes at 10% instead of the usual 20%.



Each Preservation Leadership Training team will develop a proposal that outlines an
economically viable use for the Colored Masonic Temple. The proposed new use will allow
the Prince Hall Grand Lodge to continue occupancy of a few key areas while allowing the
building to contribute to the vitality of Birmingham and the Fourth Avenue neighborhood.
The resulting recommendations and proposal should include the following components:

Description of the proposed use, including:

1

2.
3.

Objectives of proposal, detailing the proposed use and how your plan will accomplish
it.

What are the key elements of your use plan?

Who will own the building? Include justification of your recommendation and address
the potential impact of the Prince Hall Grand Lodge retaining ownership or
selling/transferring ownership. If a change isrecommended, be specific in suggesting
potential new owners.

Situation Analysis, including:

1

Based on the information provided, identify the stakeholders in this project and define
their roles. What community support for or opposition to this plan do you expect to
encounter? What can be done to build community support and allay concerns?
Tangible needs and concerns of the community and neighborhood: What role will the
Colored Masonic Temple play in enhancing the surrounding neighborhood?

Identify and demonstrate a market for the proposed use: Who are the audiences for
the new use? How will you reach them? How much competition will there be from
similar, existing businesses and uses?

. What external factors may present obstacles or advantages for the proposed use of

the Colored Masonic Temple?

Condition of the building and recommendations:

1

w N

What can physically be accommodated on the site and what physical changes will
need to be made? Define both minimum and maximum changes to the site. How will
these affect the integrity of the structure?

Identify ADA, zoning, environmental and other regulatory compliance issues.

How will your plan accommodate vehicular access and parking? How will your plan
manage any increase in traffic that may result within the surrounding residential and
commercial neighborhoods?

Financing and economic vitality:

1

B w

What are the potential sources of financing for this project? Include specific figures
where possible.

Explain your financing strategies, such as tax credits, incentives, special funding
opportunities.

How will the identified funding and incentives relate to recommended use?
How will the proposed use support the long-term economic viability of the building?

14






GOLD TEAM: Most Worshipful Prince Hall Grand Lodge
(Colored Masonic Temple)
Birmingham, Alabama

Presented by:
Brian Boehm, Boehm Reality, Inc.
Alison Flanders, Utah Heritage Foundation
Julie Good, The Blue Grass Trust for Historic Preservation
Robyn Mainor, Historic Augusta, Inc.
Bunky Ralph, Mobile Historic Development Commission
Rebecca Smith, Historic Landmarks Foundation of Indiana
Alex Thomas, Mississippi Development Authority/ Tourism Division

Overview:

Our team has identified objectives to find a higher and better use for the building that will
allow the community to renovate and restore the structure to the Secretary of Interior
standards. We are proposing that the Masonic Lodge operate as a multi-use facility that
will include retail, office and meeting space that offers a feasible advantage and economic
opportunity for the local community. It will keep the structural presence that upholds the
integrity and image of the Masonic organization and the heritage of this community.

Project:

The key elements for this two phase project, which must be completed in five years,
include keeping the rental, retail and office space affordable for non-profit organizations,
and small business owners. The “going” rental rate is around $16 to $17 per square foot for
office space and $12 to $14 per square foot for retail space. In this project, we propose that
the space be leased at $14 per square foot for office space and $12 per square foot for
retail space. The total project is estimated to cost approximately $5 million and the cost
will be split between the two phases. This will preserve the 86 year-old structure as the
cornerstone of the community that has been so well respected and identified with in the
past.

We advise that the ownership of the property should remain under the leadership of the
Masonic organization. In order to do that, we suggest an LLC be formed where the
Masons will contribute the building as well as any capital campaign funds and the private
entity will provide capital and funding capabilities. After five years, the partnership will
dissolve and the private entity will have received tax credits, the ownership of the building
will revert back to the Masons, and both will share in the profits of the rental income.

Partners:

Our team has determined that there are several stakeholders in the community that could
and should affect the development of the project. Some stakeholders include the Masons,
Operation New Birmingham, Fountain Heights Neighborhood Association and Urban
Impact.



There are many other influential partners that could also bring the development to fruition
and we encourage that collaboration to allow many of the entities to eventually become
stockholders of this project.

The group strongly proposes that an aggressive grass-roots marketing campaign be
implemented to encourage community involvement and bring awareness to possible uses
for the structure. The marketing campaign should involve the owners and encourage
interaction and support from public officials.

The proposed market for the use of this significant structure include the following: local
business owners, Carver Theater/Alabama Jazz Hall of Fame, auditorium/facility renters,
and retailers. Each of the parties mentioned should also be the focus of the aggressive
marketing campaign.

Obstacles and Advantages:

There are many tangible needs to develop the project and make it a sustainable engine for
this community. These needs involve the building acting as a catalyst for reoccupation of
the neighborhood, anchoring the civil rights community, providing space for a
neighborhood community center and continuing to serve as the cornerstone for the
heritage of the 4> Avenue District. It will also serve as a connector of the 4’ Avenue
District and the Civil Rights District.

Some of the external factors include both obstacles and advantages to the restoration and
use of the building. Key obstacles include the following: funding, the lack of mainstream
development in the area, and a consistent communication network between stakeholders
and important community organizations that will sustain the project.

However, we've also identified the advantages such as the location of the structure within
the 4’ Avenue District, its close proximity to the newly renovated Civil Rights Institute,
and its contribution to the Theater District. Other key neighbors include the Carver
Theater/Jazz Hall of Fame, Urban Impact, and Innovation Depot.

Another important advantage is having the support of the National Trust for Historic
Preservation. This helps bring fresh perspectives from across the nation guided by the
foremost preservation organization in the country.
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Building Condition:

At first glance, the Masonic Lodge is in relatively good condition as it is intact and
watertight. The building easily lends itself to be converted into office space and event
space. However, after further evaluation, we have determined that the building will need
several improvements. These improvements will be made in two phases over the course of
five years.

Project Phases:

In Phase I, rehabilitation of the fagade will include restoring or replacing windows, tuck
pointing, and restoration of the two neon signs. We also recommend that, if needed, the
roof be replaced. Interior work will be more substantial.

Renovation of the interior to make the space amenable to retail, office, and event spaces
on floors one through four will be addressed in Phase I. While electricity and plumbing will
have to be updated in the entire building, installation of new heating, ventilating, and air
conditioning (HVAC) systems and renovations made to floors five through seven do not
have to be addressed until Phase II.

In the lobby, the elevator shaft will have to be further explored. At present, we suggest
eliminating the two small elevators in exchange for one large elevator. We also suggest
that any repairs to the marble and metal work in the lobby be made.

Restoration of the auditorium and the addition of a catering kitchen will prepare the
second floor space to be rented for events such as weddings, performances, and parties.
The auditorium should also be fitted with modern audio visual equipment to
accommodate business meetings and presentations. While the Masons should remain on
the third floor we recommend that they vacate the fourth floor in favor of creating
revenue-generating office space.

To create office space to modern standards, we suggest condensing smaller offices into
larger offices, as well as creating a meeting room and break room for floors with office
space. However, we also think it isimportant to ensure that the integrity of the tile and
woodwork on the office floors be maintained.

Restrooms and stairwells will have to be made ADA compliant. Lead paint and asbestos
will have to be abated and plasterwork and millwork throughout floors one through four
will have to be repaired and restored.

In Phase I, floors five through seven will be updated with a new HVAC system and modern
office space.

Parking:
We recommend that the City of Birmingham give the Masons a land lease for a minimum
of thirty years for anominal fee on the lot adjacent to the building.



Budget:

We assume a cost of $5 million to complete both phases of this project. Through our
partnership structure both the masons and the Private Entity will bring capital to the deal.
The Masons will have to bring at least 2 million dollars to the table while the Private Entity
contributes around one million dollars. This would bring the cash in the deal to over three
million dollars making the amount necessary to borrow easily covered by the rental
income produced by the building. The percentage split of the rental income between the
developer/ Private Entity and the Masons is a figure that would have to be negotiated and
little would be gained from speculation. The total income of the building after both phases
would be close to $400,000. Once you remove operating costs and expenses, the net
annual rental income would be close to $280,000. This figure still does not represent the
deduction of the debt service and although it has not been calculated, it should be
substantially lower than the annual rental income. This should leave enough left over to
provide some income to the Masons and the Third Party.

The first phase will be the most costly; therefore the majority of the capital to be put in
this project should come into this phase. The second phase could be structured to
incorporate the rental income produced by the first phase as well as any remaining capital.
This should ease the debt burden and make the building become more sustainable sooner.
This budget is very loose and should be worked and re-worked before putting any
principles to action. Our team recommends a third party consultant (possibly the private
entity) to aid in solidifying these numbers.

Financing and Economic Viability:

Restoration can be made possible through several funding sources. The recommended
LLC can purchase tax credits from the Masons. The Masons may also choose to sell tax
credits to an outside party like the National Trust Community Investment Fund which is a
for profit subsidiary that has the capability to syndicate federal and state tax credits
assuming the Masons occupy less than 35% of the building. Credits can be obtained
through the federal tax credit program. The Masons can take a 20 % tax credit on the total
cost of the project. Also available is a 20 % facade credit and a 10 % interior credit from
the City of Birmingham as well as an additional 20 % facade credit and a 10 % interior
credit from Urban Impact.

A facade easement that can be donated to the Alabama Historical Commission will ensure
that the facade is protected in perpetuity, but also will provide some initial capital for the
project.

The Masons can also apply for grants to fund their project. One grant, the Transportation
Enhancement Grant (TE Grant) is available for historic preservation projects through the
Alabama Department of Transportation. The National Trust for Historic Preservation’s
Preservation Services Fund can also provide a small grant to help with the
commencement of the building’s restoration. The Masons should work with the City of
Birmingham to find a match for the grant opportunities. Outside assistance may be helpful
in completing grant applications.



The restoration of the building’s facade and the renovation of the interior for use as office
and event space will create a consistent income for the building. Investment in the
building will not only help to maintain the vitality of the Most Worshipful Prince Hall Grand
Lodge as a cornerstone of the 4’ Avenue District, but will also help bring business and
attention to the area. With increased traffic in the 4’ Avenue District, a partnership with
the Civil Rights District will be feasible, allowing for a broader interpretation of the Civil
Rights movement in Birmingham.

The goal of this Preservation Leadership Training exercise was to identify an adaptive

reuse for the Most Worshipful Prince Hall Grand Lodge. Our group has succinctly
suggested this avenue for successful completion of the project and future sustainability.
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Green Team: Most Worshipful Prince Hall Grand Lodge
(Colored Masonic Temple)
Birmingham, Alabama

“Freemasonry is a system that promotes tolerance and freedom
and will fight the powers of injustice and oppression. . .”

Presented by:
Sheila Barnes, Preservation Oklahoma, Inc.
Keri Coumanis, Mobile Historic Development Commission
Evelyn Frazier, National Trust for Historic Preservation
Jonas Landes, Colorado Preservation, Inc.
Thomas Potterfield, Cityof Richmond Department of Community Development
Barbara Shores, Birmingham Historical Society
Wendy Ward, Preservation Napa Valley

Section I: Introduction

A. Objectives
This proposal seeks to instill both the Prince Hall Masonic organization and the
community with a new purpose for the Temple. Formulating a contemporary, viable
and practical mission for the building will result in
benefits to the community;
a reason for rehabilitating the building; and,
capture atargeted audience to occupy the building.

B. Overview

The Green Team believest he Most Worshipful Prince Hall Grand Lodge Masonic Temple is
a significant building. We also believe it is historic and a building worth our efforts. This
building, built in 1922 by one of Birmingham's first renowned African American architects,
was part of the heartbeat of a neighborhood established long before desegregation. The
Mason building was key to community economics, gave place an identity and was central
in civil rights era politics.

While acknowledging the cultural and economic importance of the civil rights historic
district,the 4 Ave business district and the legacy of the Masons, we propose the
building become a public non-profit multi use building. This economic engine will be run
by a community development corporation: a board based entity that includes the Masons,
the community, business and neighborhood organizations and University interests that
plan, develop and manage the future of this very critical building. More specifically, the
tenants are also partners engaged in clinical learning environments, primarily legal and
psycho —social services that serve your Birmingham community.

The key points of our proposal are as follows: the Masons will retain ownership of the
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building and spur the formation of a Masonic Center Community Development
Corporation. The Masonic Center Community Development Corporation will provide the
Masons with capacity, by hiring an Executive Director / Project Manager to leverage
existing fundraising efforts by partnering with potential tenants, including nearby
universities and other service and learning-oriented not-for-profit entities, to access grant
and foundation funds for the building’s rehabilitation, access area small business
initiatives, and finally oversee the rehabilitation of the building and its future operations.

More specifically, the project manager/executive director of the CDC will formulate
partnerships within the community to further a renewed mission for the building.
Renovation of the building will result in a multipurpose facility with retail, entertainment
and office space providing services to the community that reflect the building’s role in the
Civil Rights movement, including its importance as professional office space for
community leaders and gathering place for the neighborhood. This multipurpose facility
includes providing the community with a space to host events and conferences and an
exhibit hall chronicling the building’s role in the Civil Right movement. Furthermore,
forming partnerships with area university to offer service-learning opportunities on the
upper floors in the context of family counseling and a law clinic will attract grant funds for
the buildings rehabilitation. The storefronts will be rehabilitated and leased for
community-oriented retail, including a CDC-operated store that operates as both a visitor
center and gift shop pertaining to the 4’ Avenue Business District and the Civil Rights Era.
Forming the Masonic Center CDC and formulating a mission that reflects the historical
purpose of the building provides the Masons with sense of reinvestment in both their
building and community and broadens their opportunities for financing.

Beyond the building but in certain tandem is the expansion of the existing business
improvement district to include the civil rights historic district as an active walking-
learning informational program. This would include active, interested and capable
management to oversee widespread marketing and improved hard-scaping, to include
directional markers, weatherproof information systems, benches, sculpture and audio-
learning capabilities. Landscaping with shade trees will promote walking as well as the
active, ongoing involvement from neighborhood and business organizations.

C. Proposed Use of Floors
The following is an overview of the use of the floors of the building that are discussed in
detail in Section Ill.

Basement Uses:
University jazz lab, or
Alternative plan: for-profit jazz club/restaurant

First Floor:
Lobby
Community Development Corporation Offices
Masonic Temple Visitors Center
Retail Spaces
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Second Floor: (Auditorium)
Grand Lodge Events
Performing arts program for children, youth, and adults
Mock trial and meeting space for law clinic
Art Exhibitions
Permanent history exhibit
Conferences
Leasing for performances, art shows, weddings, and other events.
available for rent to the community to host events and conferences

Third Floor (Auditorium Mezzanine/ Balcony)
Grand Lodge meeting rooms
Conference meeting rooms
Overflow from auditorium events

Fourth Floor — Exclusively Most Worshipful Prince Hall Grand Lodge use
Fifth through Seventh Floors —

Clinical Counseling Services for a university clinical program in counseling,
psychology, or social work with observation rooms
- Individual counseling
Couples counseling
Family counseling
Play therapy
Group counseling (for specialized groups such as Violence Victims
Groups, NA, AA)
and/or
Legal Clinic in association with a university law school program
Client interviews
Office space for clinical director and student lawyers
Moot court (small scale appellant court)
Mock trials (also will be held in auditorium)

Roof Garden - Special events area available for all uses of the buildings

Section Il - Situation Analysis

A.

Based on the information provided, identify the stakeholders in this project and

define their roles. What community support for or opposition to this plan do you expect to
encounter? What can be done to build community support and allay concerns?

1 Masons: Building Owner

As owners of the largest historically African-American building in the area the Masons

need to look outward as well as inward. They need to rehabilitate their building both to

provide a reliable income stream as well as to serve as an anchor for a revitalized
historically African-American business district. However, the mounting costs due to

continued deferred maintenance have created an enormous rehabilitation project. The

Grand Lodge alone may not have the capacity on their own to rehabilitate and

24



rent/manage the building. We propose that a CDC is formed to manage the property
while the Masons will maintain ownership and control over the building. We believe
that the neighborhood, business and governmental communities of 4th Avenue and
Birmingham will be supportive of our proposal to create a community development
corporation. We do not expect significant opposition to this plan. The only foreseeable
opposition may come from the Masons themselves. There may be concerns about how
much control the community development corporation the use of space. Aslong as
space use is clearly defined and as long as the Masons and the CDC clearly work out a
funding structure, with a focus on the long-term, this plan should not be met with
significant resistance.

2, Owners and Visitors to adjacent Civil Rights Landmarks, including:

Civil Rights Institute, Carver Theatre, A. G. Gaston Building, etc.
If the Masonic building is not rehabilitated and rented appropriately the owners of the
buildings that are in the immediate perimeter may feel threatened by a perceived
competitor. The Masonic building can not try to be a Civil Rights Museum, or Jazz Hall
of Fame, or Theater space as there are existing facilities in the immediate vicinity. The
new use of the Masonic building must simultaneously serve a need while not
undermining the niche of the neighboring businesses and landmarks. The key to
successful reuse is communication with the owners of the various businesses and
landmarks that create the Civil Rights Historic District.

Adjoining Neighborhood and Business Associations
As with the business owners, the neighborhood associations must be consulted for need
and compatible use. For example, a nightclub can’t be located in the building if the
neighborhood community groups are opposed to such a venue. The role of the
neighborhood associations is twofold; first their input must be solicited and considered
with regards to appropriate uses, secondly they are needed to provide continued input
and (ideally) support for the uses. For the building to return to central stage the
neighboring communities need to use the rehabilitated space. To build and maintain
support for this project the Masons (or a 3rd party) need to provide regular and
informative updates on the progress of the project as well as on the availability of the
spaces.

B. Tangible needs and concerns of the community and neighborhood: What role
will the Masonic Temple play in enhancing the surrounding neighborhood?

The idea of a multiple-use building is not innovative, when constructed the Masonic Lodge
was designed to house formal and informal gathering places, retail, and offices. Our
proposal is designed with the current (and future) uses of the community and
neighborhood in mind. In order for the Masonic building to once again be a central
building in the 4th Avenue Business District it must serve the needs of the community. We
propose to provide a multi-use retail, service, and office space that will serve the needs of
the immediate community and neighborhood as well as the needs of visitors. The reuse of
the basement as a high-end jazz lounge and supper club compliments the facilities
provided across the street at the Jazz Hall of Fame. The continued use of the st floor as
retail space provides locals and visitors with goods and services necessary in the
community. The use of the 2nd and 3rd floors as dual public event space and private ritual
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area serves both the Masons and the surrounding communities. Floors 4 through 7 will
house Masons, law clinics, and psychological counseling services. Essentially, locating law
and medicinal clinics to the building we are returning to the founding vision of the Prince
Hall Grand Lodge of Alabama, to provide professional services to the underserved of
Birmingham.

We feel that none of the proposed uses will undermine the efforts of neighboring
businesses. In fact, if our proposal isimplemented, the Masonic Building will greatly
enhance the overall appeal of the area. The Jazz Supper Club may also provide a pre and
post-Carver Theater venue. The revitalization of the building will help draw additional
customers to the retail spaces on the 1st floor. When the 2nd and 3rd floors are rented the
Supper Club will also be utilized as a catering space and destination after the event. The
use of the office floors (4-7) will result in an increased need for meals and services located
both within the building and within the greater business district.

3. Identify and demonstrate a market for the proposed use: Who are the
audiences for the new use? How will you reach them? How much competition will
there be from similar, existing businesses and uses?

The purpose of creating a permanent building manager’s position is not only provide
maintenance on the building but to proactively market and rent the building space. With
the Federal Courthouse located only one block from the Masonic Building there is,
potentially, a great need for additional legal offices and legal clinics. If the spaces are
leased to a law school such as Miles or BSL the 3rd party manager working on behalf of
the Masons will need to solicit and partner with the institutions. Although we have
identified uses that appear to be in need of space it isthe building manager’s task to
evaluate the full range of options and solicit the most appropriate users.

Any and all uses chosen will be selected based on need and support from the surrounding
businesses. It is not in the Mason’s best interest to undermine the efforts of the
surrounding businesses. That is why we have proposed such uses as a high-end Jazz and
Supper Club as well as office space (of which is incredibly limited in the immediate area).
The only position of possible conflict will come from the existing retail spacesin the
Masonic building. With a revitalization of the building the existing businesses may be
unable to pay the higher rent and thus be forced to relocate.

4, What external factors may present obstacles or advantages for the proposed
use of the Masonic Temple?

We feel that the greatest factor that may be an obstacle to the proposed use is not
external but internal. There is concern that the Masons, a declining member-based
organization, do not have the capacity to conduct a multi-million dollar rehabilitation
project. Also, once rehabilitated, it doesn’t appear that the Masons have the ability to
market and lease the structure to its fullest capacity. These factors were a major
determinant in deciding to propose a 3rd party manager. This manager is paid by the
funds generated from leasing the building and has the authority to market, manage, and
lease the building space with the approval of the Masons. The Masons will choose their
building manager and can choose to replace their manager for any reason. Dr. Richard
Walker, owner of the A. G. Gaston building, expressed an interest in seeing a high-end jazz
supper club in the basement of the Masonic building. Nathan Hicks, ED of Urban Impact,
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Inc., expressed concern that a bar or nightclub occupying the basement may bring crime
and prostitution back to an area that has, in the past, had to deal with such issues.

Section Ill Historic Preservation and Use

A. Historic Preservation Issues

1 Exterior Envelope. In general the exterior of the building is remarkably good
condition. Particular items in need of attention include:

Repair of the basement stair and railing

Constructing a safe and secure furnace room door

Structural stabilization and refurbishment of the historic signs

Inspection and stabilization of exterior ornamentation

Complete rehabilitation of the exterior doors and windows

All proposed exterior work will comply with the historic district design review

guidelines and be approved by the Design Review Committee.

2. Energy Efficiency The heating and air conditioning of the building are completely
inadequate for the building and analysis of how green technology can reduce heating and
cooling costs, specifically:
Green technology should be used to create the most efficient heating and air
conditioning system possible.
Replacing the roof of the building with a green roof.
Making windows operable to supplement air conditioning.
Equipping windows with storm windows to reduce thermal loss.
Install blinds that will capture passive solar heat and prevent overheating.
Evaluation of heating and air conditioning needs of the building to determine the
most efficient system or combination of buildings.
The rewiring of the building is needed to address any inefficiencies and make the
building usable for the needs of 21% century tenants.

3. ADA Compliance / Accessibility
The existing elevator shaft should be recycled and a single large accessible elevator
serve all the building and possibly even the roof level.
Rather than adapt the existing restrooms for accessibility, a new accessible
restroom or restrooms should be constructed on each floor of the building.

4. Interior Building Fabric The building has a number of elements of interior fabric that
are a part of the character of the building. Particular items of concern to be preserved
include

The preservation of pine, terrazzo, and tile floors.

The preservation of marble wainscoting and panels.

Interior doors, windows, trim and transoms.

The retention and restoration of original painting treatments.

An engineering of interior structural systems to assure that they are adequate for

proposed uses.

The fixtures of as many of the restrooms as possible in the front of the building
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should be preserved. Restrooms in the rear of the building might be adapted to
janitor’s closets.

B. Use of the Building

The following is an overview of each floor of the building and how it will be utilized.

1 Basement: Restaurant / Jazz Lounge / University Jazz Lab

This space is proposed for a restaurant and jazz/ billiards lounge. The CDC will do basic
clean up and rehabilitation of the basement space, with the future tenant doing build
outs and kitchen to suit their needs.

Conversely, a university Jazz Lab provides an opportunity for students majoring in
music to provide entertainment to the community while practicing and honing their
skills as a musician. Although only a few universities across the country implement a
jazz lab model in their professional preparation programs, these labs are yielding very
positive results. For example, the University of Central Oklahoma'’s Jazz Lab is part
classroom and part club entertainment venue that features a relaxed atmosphere
styled after jazz clubsin New Orleans. Each evening (usually Thur., Fri., Sat.) the Jazz
Lab features live entertainment with food and beverages provided by entertainment
venue featuring a relaxed atmosphere styled after jazz clubs in New Orleans. Each
evening (usually Thur., Fri., Sat.) the Jazz Lab features live entertainment with food and
beverages provided by Hideaway Pizza, a local restaurant. Students utilize the Jazz Lab
on a daily basis. The Lab is also home to the Jazz Lab Recording Studio. This state of
the art facility is being utilized for educational endeavors and professional audio/video
production, mastering and duplication.

2. First Floor

The first floor and lobby area will provide the public entrance into the building.
Immediately off the lobby will be offices for the Executive Director of the CDC and the
Masonic Center Gift Shop and Visitors Center. The former tobacco shop/drug store
adjacent to the lobby would house the staff of the center and provide ticket and
souvenir sales, facility rentals, and serve as a visitor center for the Fourth Avenue
district and the Masonic Temple.

As much of the ornamentation and decoration of the space would be restored. A new
security/reception/ticket desk could provide a place of reception on offices on the
upper floors of the building, a security guard desk if that would be required/ and
place for ticket sales and pickups.

Throughout the lobby and other public areas of the building, static or dynamic plasma
panels will display photographs and a written narrative of the history of the Prince Hall
Freemasons, the Most Worshipful Prince Hall Grand Lodge F&AM of Alabama, and the
history of the civil rights movement in the neighborhood, city of Birmingham.

The Masonic Temple has the business advantage of being a good location. A primary
objective of the project will be to retain existing tenants through the rehabilitation of
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the building. To fill spaces that will become vacant pre-leasing of the ground-floor
units will address two issues —the need for a pro forma that will assure prospective
lenders that there will be a source of funds to repay the rehab loan, increasing foot
traffic in the commercial area (office workers, downtown dwellers, neighborhood
residents, tourists, parishioners that visit the six nearby churches every Sunday, etc.).
So, the idea is to make the building vital and financially viable. There is a stable
existing residential base as well as a new demographic being drawn to downtown, a
strong local arts community and the synergy of the many long-term businesses within
the 4th Avenue Business District. Price point matters for these stakeholders, so the
retail offerings should be reflect that demographic. Once the neighborhood has
grown and the submarket has improved, the types of retail could be revisited. The
following are types of retail that might be considered:

Police Substation

Duncan Donuts or Crispy Creme

UPS Store

Cell Phone Store

Payless Shoes

Dollar Store

Medical Equipment

Optometrist/ Eyecare

H&R Block

Gallery Store showcasing work/merchandise from local artists

Other Local Merchants (lure the best local merchants from strip centers and

entrepreneurs that operate carts or kiosks in area malls).

3. Second and Third Floors

The proposed use for the second floor auditorium includes use by the Worshipful
Prince Hall Grand Lodge and carefully scheduled use by the public . The public uses of
the auditorium include availability of the auditorium for rent to the community as a
event venue and/or conference center. Further use for performances by participants in
the Community and Visual and Performing Arts Program for Children, Youth, and
Adults. High school and law students may also use the space to conduct mock trial
competitions. Funding provided for these programs will include funds for capitol
improvements of the auditorium spaces.

The main auditorium level would receive a minimal number of structural modifications
and original finishes would be restored. Amenities to make the space functional would
be the rehabilitation of the original bathroom facilities, up to date catering and bar
stations at the rear of the auditorium, adoption of accessible restrooms on one side of
the stage, up-to-date dressing and green room on the other side of the stage. The
stage itself would be equipped with up to date lighting and sound. State-of-the-art
tables, chairs, and screens would allow the space to be adapted for a variety of uses.

The meetings rooms on the third floor would be updated with new wiring and lighting.
They would be designed to serve both the needs of Masonic functions and events held
and the 4’ Avenue Center. The second floor would continue to function as the gallery
of the auditorium and sound and light equipment would logically be placed there. It
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might be possible to use non-structural screens to divide these spaces into smaller
meeting rooms.

Along the walls of the portion of the Masonic Temple that comprise the public spaces
of the Masonic Temple Center would be displays of images an artifacts focused on
telling the story of Prince Hall Freemasonry in Alabama, the history of the Masonic
Temple, and the history of the 4’ Avenue Historic District.

5. Fourth Floor: Exclusively Most Worshipful Prince Hall Grand Lodge Use

In keeping with our understanding of their intentions, the fourth floor of the Masonic
Temple will be rehabilitated and only accessible to the Masons.

6. Floors Five through Seven - Service Learning Centers

The need for improved access to quality services for children and their families is felt
across the nation. The number of children with one or both parents in the workforce
continues to grow, spurred by growth in the economy, changes in public attitudes, and
work requirements under welfare reform. This has led to a growing demand for clinical
counseling services, legal services, health services, and preschool care and education as
well as out-of-school time programs for school-age children. The critical need for quality
therapeutic counseling and activities to promote children’s healthy development is critical
- not only for young children but also for older children in the hours they are not in school
- and the need is growing. There is also an increasing sense that many families and
communities need an array of supports and services to help them raise children who can
succeed in the economy and society, and that these needs can best be met in a
comprehensive fashion at the community level.

The fifth floor is ideally suited for this purpose. The frosted glass windows and doors
between the hallways and the interior office spaces not only provide privacy for the
rooms, but also provide translucent walls that allow observation rooms for students and
faculty. Interior rooms can be provided with one-way mirrors that will not detract from
the historic fabric of the public hallway spaces. The small rooms are perfect for individual
counseling while larger rooms are suitable for play therapy and group therapy rooms.
Interior offices are well-suited for offices for graduate students and faculty as well as
storage for assessment materials, therapeutic toys, and instructional supplies.

Although there are several arts programs within Birmingham, it appears that there
continuesto be a need for programs with a focus on children, youth, and adults from the
downtown neighborhoods. The sixth floor’s variety of room sizes provide for a variety of
arts activities including individual and group instrumental and vocal music classes, visual
art classes, dance classes, and theater classes. The auditorium provides a venue for
performances by the participants.

Recognizing the important role this building served in housing the local civil rights lawyers
and NAACP law office, our proposal pays tribute to this history by inviting area law
schoolsto open alaw clinic on one or two of the upper floors. Further clinic participants
could use the auditorium as an area for mock trials to be held in conjunction with law area
high school Moot Court programs. The Masonic Center CDC will contribute by writing the
grant application to get the building renovated for this purpose; the law school(s) will

30



lease and occupy the space a not-for-profit rate, provide staffing and program
management.

A law clinic provides much needed services to the community. During our interviews with
area stakeholders, the need legal services in the community was discussed. Presently
there are three law schools in Birmingham, none of which operate a clinic. Miles School of
Law is nearby and is the most likely partner in such an endeavor. Given the buildings
proximity to the courthouses and social security administration building, a law clinic will
provide the necessary legal services and opportunity to train future lawyers with practical
skills.

By using law students as legal representatives, the Clinic provides high quality, low cost
legal services to an underserved population. Currently the University of Alabama Law
School operates a law clinic in Tuscaloosa where students, working under a supervising
attorney, are able to work directly with clients and represent othersin court proceedings.
The students receive credit hours and/or stipends for this work.

Finally, a law clinic pays tribute to the history of the building and its prior occupants role in
the civil rights movement; recognizes the traditional role of the building in the community
and reconstitute that role in a way that is useful today by providing a needed service to
the community, place for training, etc. . .; gives the building a marketable mission for
fundraising and grant writing for renovation costs; requires few interior floor plan changes.

Roof Garden. As a part of the rehabilitation of the Masonic Temple the construction of a
Green Roof Garden should be explored. Such a roof garden would be an amenity for all
users and visitors to the temple. It could also be a venue for programming for the Masonic
Temple Center and rented to provide an income stream for the center.

Section IV Development Organization and Financing
A. Organization of a Masonic Temple Community Development Corporation.

To carry out the proposal outlined in the proposal the creation of a Masonic Temple
Community Development Corporation (CDC) is strongly recommended. The Community
Development Corporation model is a proven method of historic preservation
development. The work of the Richmond Better Housing Coalition
http://www.betterhousingcoalition.org/apartment.html is an example of a CDC that that
plans, develops, and manages apartment buildings. This model could be used to manage
the Masonic Temple for the fraternal and public purposes outlined in this plan.

The composition of the board of this 501(C)(3) non profit entity could vary in number and
specific representation. The following are some suggested categories for representation
on the following would be the categories to compose the board:

1 Alabama Prince Hall Grand Lodge.

2. Development professionals.
3. Civil Rights/4’ Avenue District Stakeholder representatives.
4, Representatives of other organizations that would partner to develop the Masonic

Temple.
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The Board would identify seed money for the CDC and hire an executive director to carry
out the three phases of the project. The three phases include: 1) Development of a Master
Plan; 2) Development; and, 3) Building Management. These phases are discussed in further
detail in Section V.

B. Potential Budget, Sources of Funding and Anticipated Revenue

Our proposal, because it reflects the historical use of the building, requires minimal
changes to the existing structure and is, therefore, cost effective. The total square footage
for the building is 60,932. Approximating costs on the high end, a sq. ft. rehabilitation cost
of approximately $83 per sq. ft. will result in a $5 million dollar construction budget. The
construction budget includes professional planning and design services, matching costs
for the CDC project manager and rehabilitation costs. We also recommend spending funds
on an interior designer for the public areas, i.e. lobby, auditorium and future exhibition hall
in order to maximize the appeal of the space for event rental. Because our project
requires so few changes to the existing building, it might be possible for the costs per
square foot to be substantially lower. Furthermore, we recommend that the Masons
contribute a one-time sum of $500,000 to the project. Thus, the total construction budget
is $4,500,000.

Potential sources of financing for the project include:
Federal grants, including CDBG funds
Corporate donations
Private foundation grants
State grants
Construction loan and long term financing from an area bank
Small business initiatives

With a rehabilitation budget of $4,500,000, we strongly recommend the CDC pursue at
least $2,500,000 in grant and/or foundation funding. Once that goal is met, the CDC,
together with the Masons, may need to consider a construction loan of $2 million, which
can be converted to long-term financing or a mortgage. Over thirty years, the monthly
payment would be approximately $12,000 -- $15,000 per month.

C. Potential revenue, by floor, includes the following:
Income from 4 retail spaces (6,000 sq. ft. @ $17 per sq. ft.) = $102,000 per annum
Income from rental of auditorium and mezzanine = $60,000 per annum
Rental income from floors 5,6 & 7 (21,000 sq.ft @ $10 per s. ft.) = $252,000 per
annum
Income from basement (5,000 sq. ft. @ $10 per sq. ft.) = $50,000 per annum
TOTAL =$464,000 per annum; MINUS 30% operating costs = $324,800 per annum
INCOME = approximately $38,000 month (exactly three times an approximately
monthly note of $12,000 month).
INCOME ($464,000) minus mortgage ($144,000) and 30% operating costs
($139,200) = $180,800 or approx $15,000 month revenue
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The calculated retail at the rate is $17 sq. ft. for the retail spaces, $10 sq. ft. for clinical
spaces and have modestly calculated a year long rental rate for the event center at
$60,000. Subtracting operating costs at 30%, this leaves a yearly income of approximately
$324,800. Once the mortgage is paid and operating costs are subtracted, there is
approximately $15,000 month in excess income. A significant portion of this should be
paid back to the Masons, as income, either to contribute to the outstanding mortgage or
to further Masonic programs.

C. Financing Strategies

The Masonic Temple Development Corporation to establish partnerships between the
Most Worshipful Prince Hall Grand Lodge and one or more universities to garner funds
through a variety of public/private partnerships to provide much-needed community
services. Public sources include federal funding such as CDBG money and possibly
contributions from the city, state, and county. Private sources of funding will come from
grants for large-scale service learning programs that not only fall within the mission of the
Most Worshipful Prince Hall Grand Lodge F&AM of Alabama, but align with the priorities
of fenders.

The most promising university partner is Miles College, a historically black college founded
in 1896 by the Colored Methodist Episcopal Church, now the Christian Methodist Episcopal
Church (C.M.E.) and chartered by the State of Alabama in 1905 as Miles Memaorial College
to educate African-American young people. Miles College is still supported by and
affiliated with the CME Church, although the faculty and student body represent many
religions and cultures, national and international. For over 100 years of survival in a
difficult environment, Miles College has held steadfast in its goal of providing a quality
college education while challenging and molding the minds of future leaders. Miles
College is physically located within the city limits of Fairfield, Alabama and is just two
blocks from the western-most city limit of Birmingham. Throughout its history, Miles has
maintained and continues to maintain an ‘open’ admissions policy that invites all students
with a high school education who demonstrate the potential for and commitment to
earning a baccalaureate degree.

While many smaller colleges have faced declining enroliment, Miles College has been
ranked as the fastest growing United Negro College Fund (UNCF) member in the nation.
The geographic diversity among the students: 36% of our first time students are residents
of Alabama, 14% from Georgia, 7% from each of lllinois and Florida, 6% from California and
the remaining 30% from 27 additional states.

Service learning refers to an academic program that requires some form of community
service as a means of understanding the course concepts. Service learning enables
students to perform meaningful community service related to their courses. Combining
community service with classroom theory enriches students' learning, personal growth
and sense of civic responsibility. At the same time, this work builds community and
enhances the efforts of the collaborating agencies

Service learning projects are found in universities throughout Alabama and universities in
every state in the nation. Some service learning programs are tied specifically to
practicum, internships, and externships in professional degree programs such as
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psychology and social work, education, law, and medicine. Other service learning
programs are university-wide initiatives that are incorporated into every course at a
university. Universities in areas with limited diversity often seek geographic areas such as
the Fourth Avenue Historic District. Service learning programs have the potential to
receive significant external funding from corporations and private foundations as well as
state and federal agencies. For example, the Bill and Melinda Gates Foundation awards
the majority of its grantsto U.S. 501(c)(3) organizations and other tax-exempt
organizations to provide support services that have a positive impact on the lives of
families and children. Funding priorities include:

Organizations that understand local needs and are successful in helping vulnerable
families and children.

Projects that strengthen communities, family-services programs, buildings.
Programs that that serve children and teens.

Projects that have a sustained and comprehensive impact on clients over projects
that provide short-term, limited, or emergency support.

These service learning programs will be consistent with the mission of the freemasons “To
promote a way of life that binds like-minded men in a worldwide brotherhood that
transcends all religious, ethnic, cultural, social and educational differences; by teaching the
great principles of brotherly love, relief and truth; and by the outward expression of these
thoughts through its fellowship, its compassion and its concern, to find ways in which to
serve God, family, country, neighbors and self.”

The Most Worshipful Prince Hall Grand Lodge F&AM of Alabama will form a Community
Development Corporation to develop, rehabilitate, maintain and operate the project for
the contracted period. For the duration of the renovation process, a consortium,
consisting of a building contractor, a maintenance company and bank lender(s), will work
with the Most Worshipful Prince Hall Grand Lodge F&AM of Alabama. The Community
Development Corporation will sign the contract with the universities, government
agencies and/or foundations and with subcontractors to rehabilitate the facility and then
maintain it.

Capital investment might also be made by the private sector on the strength of grants
with government agencies in partnership with universities. In projects that are aimed at
creating services to meet identified priorities, the government may provide a capital
subsidy in the form of a one-time grant.

Potential sources of funding for the lobby, auditorium and exhibit hall include corporations
such as the Alabama Power Company, foundations such as the Mildred Weedom Blount
Charitable Foundation or the Bill and Melinda Gates foundation, and government agencies
such as the National Endowment for the Humanities.

For example, the National Endowment for the Humanities currently has an open
America’s Historical and Cultural Organization grants. These grants support traveling or
long-term museum exhibitions, library-based projects, interpretation of historic places or
areas, interpretive Web sites, or other project formats that creatively engage audiences in
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exploring humanities ideas and questions. Planning grants can be used to plan, refine, and
develop the content and interpretive approach of a project. Applicants should have
already begun consulting with scholars to help shape the humanities content of the
project, and with other programming advisers appropriate to the project’s format.
Applications for panel exhibitions are accepted only from organizations other than
museums, such as libraries or library systems. Panel exhibitions must travel beyond a
single site and must also incorporate at least one other program format. Applications that
make innovative use of emerging technologies are encouraged. Projects should do more
than simply provide a digital archive of material. They should offer new ways of
contextualizing and interpreting information that engages public audiences interactively in
exploring humanities ideas and questions. Applications may, for example, include plans to
create Web sites, PDA tours and resources, pod casts, virtual environments, wake formats
or others that utilize user-generated content, virtual imaging, GIS mapping, online scholar-
led discussions, video on demand, streaming video, games, or other digital components.
Digital components should rest on sound humanities scholarship and enhance the
project’s humanities content for the general public in ways that take unique advantage of
the chosen technology.

Funding for the University Jazz Lab would come from the university as well as
corporations such as the Vulcan Materials Company, foundations such as the Moore Family
Foundation, Inc., and government agencies such as the National Endowment for the Arts.

Because the proposed use of the fourth floor is exclusively for the Most Worshipful Prince
Hall Grand Lodge Use, we propose that funding for restoration of this space be provided,
in part, by the Prince Hall Grand Lodge.

The proposed uses and creation of a CDC broaden the Masons’ capacity to finance and
accomplish the building’s rehabilitation. The proposed use opens the door for grant and
foundation funding. Simply rehabilitating the building and leasing space to area
professionals and retail tenants would not leverage substantial grant or foundation
funding. At this juncture, given the economic downturn, we believe offsetting the costs to
renovate the building with grant funds is a superior plan to lender financing for market
rate rentals.

Section V - Masonic Temple Development Stages

A.Phase | Developing a Master Plan for the Masonic Temple: The development of a
master plan for the redevelopment of the Masonic Temple and its operations after
development is strongly recommended. The plan would articulate a vision for the building
and fill out all of the aspects of the project needed to make that a reality. To do this it
would be necessary to assemble a design team through a Request for Proposal (RFP) to
work closely with the building owner and all community stakeholders. The team would
have a lead architect or developer who would assemble team members with the necessary
experience to address the following issues:

1 Building Envelope and Infrastructure — This section would specify how all of the
fundamental elements of the building are addressed from the standpoint of public safety,
building and zoning codes, green building, and historic preservation. The fundamental
elements would include stairs and elevators, plumbing and restrooms, electrical systems,
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roofing, windows, and exterior architectural elements.

2. Building Uses — The section describe in depth how all of the spaces of the building
would be used. The discussion of uses would include mandatory and alternative options
for the use of the building and discuss how these uses would interrelate and how these
uses would be built out.

3. Redevelopment Costs - This section would consist of a detailed what it would take to
bring the building on-line including the building envelope, infrastructure, and uses.

4. Programs and Scheduling - This section would explore how the tenants of Grand
Lodge, tenants of the building, and programming for the building interrelate. Specifically
it would evaluate how tenant use and public programs of the building could be maximized
while not interfering with the Grand Loge.

5. Operations Costs — This section would examine what the cost of operating the building
would be and how much would have to be provided by tenants, public programs, and the
Grand Lodge to meet operating costs and anticipated maintenance expenses.

6. Historic Character — Assure that all aspects of the project comply with the Secretary of
the Interior’s Standards for Rehabilitation.

B. Phase Il Development

The development of the Masonic Temple undertaken by the CDC in this phase of the
project would involve the identification of partner agencies to occupy the building long
term, preparation of construction drawings and estimates, and development of a package
of grants and loans to finance the project. The development of the building could take
place in phases over a number of years. The staff of the CDC would serve as the
construction manager.

B. Phase Ill Building Management

As development of the project is completed the Community Development Corporation
would undertake the management of the building in general with the following particular
duties:

1 Schedule programs and rentals of the Masonic Temple Center in a manner that assure
that the space is available for functions of the Grand Lodge and does not conflict with
functions of the Grand Lodge.

2. Manage the Masonic Temple Center creating a series of programs and musical events
and renting the space for conferences, dances, concerts, parties, and exhibitions

3. Maintain a permanent exhibition on the history of the Grand Lodge, Fourth Avenue,
and musical performances at the Masonic Temple Center.

4. Operate a visitor center and gift shop for the Masonic Temple and historic Fourth
Avenue.

5. Serve as the overall building manager for the Masonic Temple Center serving the
Grand Lodge, event/conference center leases and all long-term tenants of the building.
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I. INTRODUCTION

Designed by Robert R. Taylor and Leo Persley, two African American architects, and built
by Windham Brothers Construction Company, African American contractorsin 1922, the
Most Worshipful Prince Hall Grand Lodge is the pivotal anchor building in the Fourth
Avenue Historic District.

The Fourth Avenue Historic District was a center of bustling activity, with members of the
community utilizing its varying services for everyday life. The district rose out of the plight
of a segregated Birmingham, forcing the African American community to establish
services in a small, confined portion of the downtown center. As Jim Crow faded away
from the everyday lives of the people of Birmingham, the district slowly began to lose
those staple services which dominated the business and culture of Fourth Avenue North.

Today, the Fourth Avenue District stands in stark contrast to the rich history and vitality
that it once held. Its revitalization presents a chance to move forward. Truly integrating the
district and the Masonic Temple is essential to the life of downtown Birmingham and its
residents. Due to this intersection of history and progress, the net of stakeholders for any
restoration of the Masonic building must be cast very widely. The benefit to this “wide
net” will be a variety of diverse perspectives brought to the table, including ideas on
potential uses for vacant space. This wide demographic will also serve to build a coalition
of partners to ensure that the building’s restoration is the first in a series of stepsto bring
back Fourth Avenue North as a destination for downtown Birmingham.
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Il. OBJECTIVE AND KEY ELEMENTS OF PROPOSED USE

Understanding the historic precedent for a mixed use structure as an anchor for the
Fourth Avenue Business District, our proposal focuses on the physical restoration of the
building and reinstituting it as a gathering place for the greater community. A diverse
stock of business and office space offerings will create an enticing environment for
perspective tenants both in the Masonic Temple building and in adjacent office space.

We propose that the current retail spaces located at street level should be occupied by a
music-themed restaurant featuring a well-known and established chef to lend credibility to
the endeavor. The restaurant can potentially partner with the Jazz Hall of Fame to feature
“Fourth District Nights,” including a live jazz show and dinner. The restaurant should be an
integral component in establishing the district as a night-time entertainment destination
for tourists and locals. We also recommend that the basement level of the Masonic Temple
contain a lounge with a small stage for performance artists, which could serve as a
community entertainment venue. The space will feature pool tables, card tournaments, a
full service bar and food service from the restaurant. The nightclub should partner with
the Jazz Hall of Fame to feature jazz nights, but not be billed as a jazz club. We see these
two venues working as one business, and should be physically connected to form one
cohesive and multi-functional space. Efforts should be made to relocate the retailers
currently occupying first floor space to available existing buildings along the Fourth Street
Business district.

The first floor lobby area should serve as a common area for the building, and should
provide a variety of services for those visiting the Masonic Temple and the Fourth Avenue
District. We propose that a small reception area and visitor’s center be designed and
located in this space. The reception area and visitor’s center will assist visitors in orienting
themselves to the Fourth Avenue District, and provide them with a brief historical
overview of the building and the surrounding neighborhood. A Masonic Genealogy
Research Center could draw upon the wide array of records maintained by the
organization, and may serve to supplement to research materials available at the Civil
Rights Institute.

Our vision for the building’s future use retains The Masonic Temple as the Grand Lodge for
the Prince Hall Masons of Alabama. The organization will retain possession of the second,
third, and fourth floors of the building as has been requested. The second floor contains
office space and an auditorium, which will be utilized by the Masonic Temple for use in
their events. We also recommend that this space be offered for public use as a rental
space for building occupants and the larger community. The Masons will also retain
possession of the mezzanine level on the third floor and fourth floor office space as well.

The remaining floors (five through seven) will be used as the space for a non-profit
incubator. This space’s need was made clear by community interviews and support.
Existing office configuration will remain the same, to provide a variety of optionsto the
organizations moving into the space. The team also realizes the importance of the Fourth
Avenue Historic District and the role that this prominent historic building serves in the

39



potential redevelopment of the district. Because of this, the building cannot be considered
in isolation. Contributing buildings in the area include the Carver Theatre and Alabama
Jazz Hall of Fame, Civil Rights Institute, The Famous Theatre, Alabama Penny Savings
Bank and several others. These stakeholders, among others are key to the success of this
project in this expanded context.

I1l. SITUATIONAL ANALYSIS

With the building currently under the control of the Masonic Lodge, any changesto the
programmatic use of the space must be approved by the Grand Lodge. It isimportant that
the use of the second, third, and fourth floors be retained by the Masons for their use, and
it is obvious that these floors need to be adapted to reflect the needs and requirements of
the group. Additionally, because of the organization’s desire to outreach to the
community, it would be ideal to program the second floor auditorium space as a facility
for community use. Most importantly, these decisions should reflect the economic stability
of the Masonic organization.

The creation of a for-profit subsidiary will allow the group to maintain their current
ownership rights and create a viable option for the long-term ownership and occupancy
of tenants. Further, the appointment of a diverse board of directors that includes
government and community stakeholders will help integrate the building with the
community.

At the forefront of any stakeholder group must be the residents and tenants of the Fourth
Avenue Historic District. These individuals will ultimately deal with any short or long term
ramifications of the restoration of the Masonic Temple. The members of the community
have expressed great interest in the building being brought back to its former glory,
suggesting that it should retain its spirit as a place for members of the community to
gather. In their minds, this formation of “place” should ultimately serve as a draw to bring
people into the Fourth Avenue District. This increased traffic flow will bring necessary
business to surrounding restaurants, shops, and public services;increasing the amount of
revenue to support members of the local business group. Residents of the district will also
be provided with an influx of new services and job opportunities from any new
development.

In speaking with the members of the community, it is apparent that there may be at least
some resistance to any change to the services provided in the building. This resistance
comes from fear that the current tenants in the Masonic Temple will be displaced and
forced to pay a substantially higher rent at a new facility. Tenants in adjacent properties
may also feel the pressure from other developers who may be attracted to the area
following the new development. These concerns can be alleviated by working with the
Fourth Avenue Merchants Association and other organizations dedicated to advocating
for business owners. This involvement will be crucial to gain the support of local
businesses and community members, and help build a coalition of support for the project
and serve as a welcoming environment for any new business coming into the area.
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Our conversations with the community also indicated a variety of needs for affordable
office space that could be offered for the wide number of non-profit organizations that
are presently scattered about the city or those with no space for offices at all. These
community members spoke of the need for these important organizations to be nurtured
while in their infancy, and that they be allowed to expand and thrive. These organizations,
with missions ranging from arts to youth programming and even the possibility of a youth
violence prevention program, could be located at this site — clustering like services.
Perhaps Urban Impact, Inc. might consider relocating their office to the Masonic Temple.
This proposed non-profit incubator should draw upon lessons learned from Innovation
Depot, the small-business incubator that has succeeded in downtown Birmingham.

When one looks at the Masonic Temple building and its context on Fourth Avenue North, it
is obvious that the area serves as a gateway to the adjacent Civil Rights District. Thus, the
important connection for the City of Birmingham and its tourist population is apparent.
Currently, there is little to no orientation of the function and history of this business
district and its important role in the Civil Rights Movement. There is a great benefit in
connecting Fourth Avenue and the Masonic Temple to this part of Birmingham, joining
resources and sharing what could become a vibrant pedestrian center in the downtown
area, anchored by a Visitor Orientation Center (VOC) in the building. With the Civil Rights
Institute, Kelly Ingram Park, and the Carver Theatre all within close proximity, this corridor
serves as a natural link to important sites of Birmingham’s downtown and its rich history.
These sites should benefit from increased attendance and patronage as a result of
creating this link.

This proposal of new business and tourist development will also greatly impact the City of
Birmingham, which should be brought to the table during the planning process.
Representatives from the city have expressed great interest in assisting any viable
restoration and redevelopment plans for the Masonic Temple. The benefits of this
development are apparent, with the city gaining tax revenue from any new business and
tourist investment. The VOC will also connect with the Convention and Visitor’s Bureau,
forming both a necessary and symbolic link to the downtown district. City officials will
also face the important task of alleviating concerns of homelessness, crime, and the
perception of crime that linger in the community. Introduction of a reliable police
presence, infrastructure and way-finding improvements, and assistance of the Convention
and Visitor’s Bureau in recruiting businesses are necessary to form a symbiotic
relationship.

The city will also play a crucial role in the proposed creation of a Main Street Program for
the Fourth Avenue Historic District. Many of the stakeholders who are part of the initial
planning group will also play a role in the planning of this initiative. The National Trust
Main Street Center could work with existing organizations, such as Urban Impact, Inc., the
Fourth Avenue Merchant’s Association, the Civil Rights Institute, and the Carver Theatre to
create a diverse, strong economic and social corridor, utilizing Main Street’s Four Point
Approach (Organization, Promotion, Desigh and Economic Restructuring). Main Street
Birmingham should be involved in the discussions leading to this formation, but should
remain independent of a Fourth Avenue District Main Street Program.
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As aresult of an environmental scan, five potential users of the building facilities and
services were identified. Possible new tenants include: (1) a for-profit restaurateur; (2) a
non-profit incubator for a variety of young and upcoming civic, service, and philanthropic
groups; (3) tourists; (4) employees of surrounding businesses; and (5) the Masons
themselves, who while not new tenants, may be able to use the facility in new ways.

Discussions with community leaders indicate a need for another dining venue in the
District. We observed three store front eateries within two blocks of the Temple,
including: Green Acres, a local fast food chain; Dawson’s, a small restaurant and bar; and
Mrs. B’s, a soul food restaurant. A larger moderately priced venue should complement the
existing eateries by adding variety to the mix of dining options and food choices;
accommodate larger groups of tourists to the District, and be convenient to workers in the
area such as those at the Federal Courthouse and Alabama Power Company.

Newly formed and fledgling non-profit groups created to fill needs unmet by larger
organizations often have trouble finding space for their operations. We believe the
Masonic Temple Building is an ideal facility for up-and-coming non-profit groups to grow
their services. Varying room configurations are available to offer services and outreach,
store materials, house office equipment, hold meetings, and conduct business. The
building’s location in downtown should be convenient to a variety of potential tenants
including arts groups, social services agencies, urban renewal and economic development
organizations. Putting them in proximity to each other provides opportunities to share and
coordinate services, equipment, and facilities. Major untapped revenue resources include
the employees and visitors to medium and large businesses located within easy walking
distance to the facility. This market could provide a consistent source of revenue for the
restaurant, and increase traffic in the area that could spur economic development
throughout the District.

We recommend a three-fold approach in marketing the facility to new users: (1) attracting
tenants to the facility, (2) encouraging the public’s use of tenant services and (3)
encouraging infrastructure improvements throughout the District. The city has resources
for economic development through its economic development office, Urban Impact, Inc.
and Operation New Birmingham. The Alabama Prince Hall Masons, through their public
relations and publicity arm, should partner with the City of Birmingham, economic
development organizations, such as Urban Impact, Inc. Operation New Birmingham, and
Main Street Birmingham to develop a marketing prospectus for potential tenants. This
document should be widely disseminated within the business, non-profit and philanthropic
communities to generate interest in the facility and the surrounding Fourth Avenue
Commercial Rehabilitation Area.

Members of the Limited Liability Corporation and local economic revitalization
organizations should partner with prospective tenants to identify potential markets for
services. The Alabama Prince Hall Masons and representatives from the LLC should be
visible within the community. They should become active members of the Fourth Avenue
North Merchant’s Association and the Birmingham Chamber of Commerce, They should
also be represented in the Fountain Heights Neighborhood Association. The Masons
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should revitalize their community outreach program in keeping with their mission, and
reach out to other civic organizations to partner in advocacy and service. From these
strategies, markets and tenant should emerge that could benefit from using the Masonic
Temple Building.

External factors that may negatively impact the successful revitalization of the Masonic
Temple include:

(D an economic climate that makes it difficult to get funding for development;

(2) potential shiftsin development focus in the central downtown area; and

(3) residual racial issues that mitigate against cooperative development and partnering.

Positive forces for revitalization include:

(D) proximity to the larger corporate offices;

(2) location near a thriving arts community and a burgeoning theater district; and
(3) compatibility with community’s existing master plan.

IV. CURRENT CONDITION OF THE BUILDING AND RECOMMENDED IMPROVEMENTS

There are many questions that need to be addressed when considering the building’s
current problems; from existing deferred maintenance issues to updates for code
compliance:

What can physically be accommodated on the site?
- The Colored Masonic Temple should remain intact on the site, and will retain its
existing lot.
We do not recommend any exterior additions to the building
We recommend retaining the existing lot and parking that is available thereon,
using nearby public lots for workers who will use the office spaces and spaces
along 17’ Street and Fourth Avenue North for customers.

What physical changes will need to be made?

Engage the services of an architect well acquainted with historic preservation
standards and familiar with codes enforced by Birmingham officials. The architect
should be involved in planning from the beginning, and meet early with appropriate
officials, including:

Planning and Zoning office

License and Inspection office

Health Department
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Basics of architectural planning:

(0]

(0]

All work shall comply with the Secretary of the Interior’s Standards for
Rehabilitation.

Complete waterproofing of the building, including repair or replacement of
the roof, eliminating and sealing any water intrusion in the basement, and
addressing any other moisture issues identified throughout the structure.
Complete exterior restoration, including cleaning and repair of all masonry
surfaces, re-pointing mortar-joints where needed.

Clean, repair, re-glaze and paint all windows and other non-masonry exterior
trim.

Retain existing stairwells, if possible to continue to meet codes, which may
require alteration of the height of the hand-railings, particularly on the
landings.

Mechanical Systems:

(0]

Install sprinkler system throughout building to comply with Life Safety code
as required by city officials.

Complete update and replacement or enhancement, where needed of all
mechanical systems, including wiring, plumbing, elevator, lighting.
Introduction of efficient and the least-possible intrusive heating and air
conditioning system throughout the building.

Restrooms for men and women need modernizing, upgrading, and probably
expansion. ADA compliant restrooms are necessary for the restaurant area
and the second floor to serve the banquet hall. Other ADA compliant
restrooms on upper floors shall be specified as required by building officials.

Special considerations:

(0]

Since our proposal will include a kitchen for the restaurant, space should be
identified early for the probable location of the kitchen, planning the
restaurant accordingly.

A second elevator between the kitchen on the first floor, the jazz bar in the
basement, and the banquet hall on the second floor will need to be installed
for ease in servicing all three spaces.

Space should be set aside for an archival room for use in historical and
genealogical research. This will likely be on the third or fourth floor, which
will be retained by the masons.

How will these affect the integrity of the structure?
We recommend nomination of the structure as an individual National Historic
Landmark, recognizing it as the location of significant activity during the Civil
Rights Movement in Birmingham.
We recommend installation of an official historic marker from the Alabama
Historical Commission.
We believe the best use for a historic building is its original use if it continuesto be
feasible. Accordingly, we believe that our recommendations follow that model, with
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retail on the first floor, banquet/meeting hall on the second floor, Masonic use on
the third and fourth floors, and office spaces on the fifth through seventh floors.
We anticipate a certified rehabilitation that meets the Secretary of the Interior’s
Standards for Rehabilitation.

We recommend retention of the existing historic windows to be made operable
within the confines of building and life safety codes.

We recommend retention of existing interior room configuration with minor
alterations to meet the specific needs of individual tenants, if necessary.
Ceramic tile hallways should be retained, repaired and properly finished and
maintained.

Plaster walls should be retained whenever possible. Updated wiring should be
worked into existing walls wherever possible. Large areas of missing or failed
plaster can be replaced with sheetrock, as can new walls be made of sheetrock. Do
not remove any plaster walls without approval of the Alabama State Historic
Preservation Office and the National Park Service in order to avoid denial of tax
benefits.

ADA Compliance

Historic buildings such as the Most Worshipful Prince Hall Lodge, with its steep steps,
narrow hallways and heavy doors have not always been accessible to visitors with
disabilities. There has been an increased emphasis on making historically significant
buildings and landscapes accessible to all. With the passage of The Americans with
Disabilities Act in 1990, accessibility to all properties open to the public is a civil right.
Preservation of the Most Worshipful Prince Hall Lodge must include modifications to
comply with all accessibility requirements—ocal, state and federal. The Americans with
Disability Act Accessibility Guidelines (ADAAG) is the document that should be consulted
in complying with the Americans with Disabilities Act (ADA) requirements.

In preserving the Most Worshipful Prince Hall Lodge there are several obvious ADA
compliance challenges, including:

1) Elevators —The current paired elevators will not meet ADA code and should be replaced
with a single larger elevator. The new equipment can be both larger so as to
accommodate a stretcher and will be much faster that the legacy equipment currently in
place. A second elevator should be added in the renovation. In addition to serving as a
passenger elevator, this elevator will serve as a service elevator for the restaurant catering
on the second floor banquet space.

2) Bathrooms — Accessible men’s and women’s toilets will be required on several floors as
required by codes, as well as in the space designated for the restaurant and basement
lounge.

3) Doors —Handles, pulls, latches, locks, and other operating devices on accessible doors

shall have a shape that is easy to grasp with one hand and does not require tight grasping,
tight pinching, or twisting of the wrist to operate.

45



Building Codes
ICC-4117.], the International Building Code, should guide the construction processes unless
the end user will be children, in which case the Life Safety Code should guide the process.

Zoning

The entirety of the Fourth Avenue Historic District is zoned B-4. Such zoning is intended
to provide an area in which the full range of commercial and business uses may locate.
This zoning allows for restaurants, retail space, professional offices, studio space and
offices for non-profit organizations. No additional off-street parking is required in the B-4
Central Business District; however, it would be advisable to investigate offsite parking for
future needs.

Environmental

There appearsto be asbestos insulation around some of the heating elementsin the
building. A thorough analysis will be required to determine the extent of the use of the
asbestos in the building and plan for remediation will be required.

The challenge of this project and the necessity for a creative usage plan that incorporates
the needs of the organization (the Masons) as well as the community, naturally results in a
financial program that may require a robust combination of public/private partnerships.
With an anticipated budget of approximately $9,300,000 (see attached) and the realities
of a shrinking membership base, community interest and the historical significance of the
building, the Masons would be best suited to form a non-profit wholly-owned subsidiary
with representation from the Masons, the City, and the Community on the Board.

V. FINANCING AND ECONOMIC VITALITY

We recommend that an LLC (limited liability Corporation) be created and ownership of
the Masonic Temple building transfer to the newly formed organization. The LLC should
form a Board of Directors that include members of the Masonic Lodge, community leaders
and representatives of the city’s government. Operating under a for-profit tax structure,
the LLC should be eligible for a 20% federal rehabilitation tax credit and other credits that
may be available, such as the New Market Tax Credit. Additionally, in Alabama, buildings
that are listed as contributing to a National Register historic district and used for
commercial purposes may be assessed at 10% of the assessed value for ad valorem tax
purposes.

Potential sources of funding for the restoration, rehabilitation and adaptive reuse of the
facility consist of:

$1000,000 (already raised by the Masons)

$1000,000 (to be raised by the Masons)

$2,000,000 (to be contributed by the City of Birmingham)

$1500,000 (Small Business Association loan)

$1500,000 (Private Investor)

$1385,000 (from Alabama Revolving Loan Fund and Economic Development Association
Revolving Loan Fund)
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$1000,000 (to be contributed by the State of Alabama)
$425,000 (Save America’s Treasures Grant)

Naturally, to make the project viable, there must be a balance between the necessary
investment and the potential economic value of the building to justify the project. Initial
income projections are based upon below market rental rates ($9.25/ SF for office and
$14/SF for the restaurant), as the neighborhood is somewhat depressed. Since this project
will not operate in a vacuum (indeed this should spur economic development to the
surrounding area via tools such as the Main Street program), it is anticipated that rents will
stabilize to a more market-rate situation ($14/SF for office and $17/ SF for restaurant).
Additional revenue, via rental of the hall space, controlled by the Masons, for community
meetings, parties, performances and the like, will help the Masons continue to support the
building while interacting more with the community.

VI. CONCLUSION

The success of the redevelopment of the Grand Lodge depends on several factors:
funding tenant recruitment, acceptance of the proposal by the Masons, recruitment of a
restaurant/lounge owner, and grassroots community acceptance.

The team also realizes the importance of the Fourth Avenue District and the role that this
prominent historic building servesin the potential redevelopment of the district. Because
of this, the building cannot be considered in isolation. Contributing buildings in the area
include a diverse cash of historic building stock each contributing to a strong sense of
community.

Overall, with active programming, increased traffic as a result of a restaurant, employees
working in the non-profit incubator, attendees to events in the Mason’s auditorium, and
tourists visiting the heritage tourism orientation center, the increased activity should
further enable the Temple to increase its visibility and interest in the community. This
community interest is what helps to weave a “sense of place,” offering economic vitality,
historic preservation, and a positive future.
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RED TEAM: The Most Worshipful Prince Hall Grand Lodge
(Colored Masonic Temple)
Birmingham, Alabama

Presented by:
Danielle Bachant-Bell, Lord & Bach Consulting
Dan Brown, Tennessee Preservation Trust
Peggy Hair, Alabama Trust for Historic Preservation
L. Danielle Honeycutt, Historic Louisiana Foundation
M. Scott Patterson, Selma Historic Development Commission
Linda Vice, Alabama Trust for Historic Preservation
Jordan Poole, Georgian Trust for Historic Preservation

In 1957, Prince Hall Grand Lodge of Ohio Brother W.E.B. Dubois said, “Believe in Life!
Always human beings will live and progress to [a] greater, broader, and fuller life.”

We believe that Life in community has been and will continue to be the aspect that is the
keystone of existence of Birmingham’s Most Worshipful Prince Hall Grand Lodge. Our
mission isto preserve and protect the Prince Hall Grand Lodge building and the historic
community in which it sits.

PROJECT DESCRIPTION

Objective

In this context, the objective is to rehabilitate the Prince Hall Grand Lodge, with sensitivity
to the mission of the Masons, as a multi-purpose and multi-use facility that will serve as a
cultural, civic and commercial space anchoring the southwest corner of Birmingham'’s
historic Civil Rights corridor. Project restoration would include facilities for the following:

Office, meeting and archival space for the Grand Lodge of Alabama;

Office space for commercial, professional and retail businesses to generate rental
income;

Office, meeting and archival space for non-profits and other civic groups, such as
the Elks, to generate rental income;

Office, meeting and archival space for cultural organizations, such as the Jazz Music
Hall of Fame, to generate rental income;

Entertainment, hospitality and special events venues to produce revenue and/or
rental income;

Gallery space for interpretive exhibitions celebrating Birmingham'’s African-
American jazz, blues and gospel music legacies and contributions; and

Gallery space for interpretive exhibitions chronicling the history of the building and
its role in the social history of the community and the civil rights movement.

Key Elements

Key elements to be included in the rehabilitation include space for the
Office, storage and archival spaces;
Conference and meeting rooms of varying sizes;
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A multi-functional grand hall suitable for conventions, community events, film
viewings, and performing arts events;

Commercial office space suitable for non-industrial businesses and civic and
cultural organizations;

Small businesses and retail spaces;

Restaurant with full kitchen space serving downtown customers during the day and
dinner destination clientele in the evenings;

A music venue space, such as a jazz/blues club, or like tourist/entertainment
attraction to attract evening trade; and

Gallery space to interpret the role and events relating to the Masons and the 4
Avenue neighborhood during the Civil Rights Movement, and its impact on the
economic growth of the city and music heritage; and

Visitor’s center to disseminate information about the site, its services, the
neighborhood, and the city.

Ownership

We propose that the Masons retain ownership of the building and (a) engage a
commercial real estate entity experienced in historic preservation rehabilitation to manage
the property and serve as a development partner and (b) form a partnership with a
commercial investment firm or bank as a financial partner. Under this arrangement, all
social, legal and fiduciary benefits and liabilities would vary between the Masons and their
private partners at the Mason’s option and benefit as the economic activities best dictate.

SITUATION ANALYSIS
Stakeholders
With the Masons as owners of a multi-purpose facility, stakeholders for the development
of the Grand Lodge include:
Members of the Prince Hall Grand Lodge of Alabama as owners, investment partner
and tenant;
A commercial investment firm or bank as a financial partner or as the limited
partner;
A contracted real estate management firm to serve as general partner handling
management, marketing and development;
4) Street Merchants Association and businesses;
The Fountain Heights Neighborhood Association as a patron base;
Birmingham civic organizations, such as Elks or Shriners, as tenants and/or special
event venue clients;
Birmingham cultural organizations in need of space or additional space, such as the
Civil Rights Institute and the Jazz Hall of Fame, as tenants or special event venue
clients;
Culinary/restaurant business, such as a Bar-B-Que restaurant, as tenant;
Entertainment businesses in keeping with the historical, cultural and commerce of
the district as tenants; and
The local African-American community as a whole, whose collective history is
embodied in the building.
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Community Support/Opposition

Significant support for this rehabilitation project exists among a number of the influential

segments of the local, state and national community. These include
Preservationist groups, such as The National Trust for Historic Preservation, The
Alabama Trust for Historic Preservation, and the Birmingham Historical Society,
which requested that the property be considered for the National Trust
Preservation Leadership Group Project;
Members of the African-American community who grew up attending eventsin the
Masonic Lodge;
Advocates for the Civil Rights Trail within the 4> Avenue, which is seen as the
epicenter of the district;
Urban Impact, who would like to see the building restored for commercial space;
Cultural organizations, such as the Jazz Hall of Fame, to development the space in
a manner complementary to the cultural environment of the neighborhood; and
The Fountain Heights Neighborhood Association, which supports this project as
key to developing a neighborhood economic center.

Community Opposition/Concerns

Community issues to be addressed for the project to move forward include:
The City of Birmingham’s desire to direct entertainment venues to the Convention
Center area;
The establishment of an entertainment venue, i.e., Jazz/ Blues Club and performing
arts events, in a commercial district primarily currently serving day traffic and
clientele;
The traffic and safety issues tied to sites that house evening entertainment venues;
The availability of investment dollars in the current financial market;
Reservations from potential developers and investors with an arrangement in which
a civic group, e.g. the Masonic Lodge, maintain controlling interest in the project;
and
Insufficient public transportation to the 4’ Street District.

Community Support
To allay concerns and build community support for the project the following actions are
recommended:
Involve the community in the planning process and assess and survey the
community needs of the stakeholders, thereby, building a focus groups from the
stakeholders.
Secure endorsements from recognized and respected community leaders and
organizations, such as the Birmingham Civil Rights Institute, which represent a
broad base of constituencies.
Establish a standard of transparency that clearly communicates to the public the
concerns and solutions of the community.
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Establish a schedule for open communications and regular updates through a
predetermined media(s).
Recognize contributors to the project.
Raise public awareness of the project through
0 Sighage on buses, billboards, construction fencing;
o Banners on scaffolding;
0 Media activities, such as press conferences, press releases and Web-based
communications; and
0 Media events, such as hard hat tours of the building and a grand opening
upon completion of the project.

Tangible Needs of Community & Neighborhood

The rehabilitated Masonic Lodge will provide much-needed space enhancing this historic
neighborhood’s commercial and retail offerings, community and special event space, and
culinary and entertainment venues.

With the return of these functions, the Prince Hall Grand Lodge will become a multi-
purpose facility serving the role of anchoring the southwest corner of the Civil Rights
District, while acting as a magnet for economic development and tourism to the Fountain
Heights Neighborhood, and the cultural heritage of the African-American community of
Birmingham. In essence, it will return the building to its historic uses while serving new
generations of Birmingham residents and visitors.

MARKET ASSESSMENT
Audiences
To reach new audiences, a professional firm experienced with historic preservation
rehabilitation projects should be hired to manage the property including marketing,
securing tenants, and special event clients, and general maintenance of the building. With
proper marketing and management, the following audiences will be attracted to the
district:

Tourism destination trade;

Entertainment destination trade;

Historic destination trade;

Civic organizations;

Commercial and retail entities and their clients; and

Grand Lodge Members
The prior public awareness campaign, mentioned above, will lay the base for the
marketing efforts.

Existing Competing Factors

While some might argue that the Jazz Hall of Fame is a competing venue, in fact,
we see it as an opportunity for synergism.
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External Factors
Advantages to the community presented in the rehabilitation of the Prince Hall Grand
Lodge include:
Public interest in seeing the building saved and utilized;
The preservation of the historical epicenter of an active economic corridor with
proximity to other civil rights and cultural heritage institutions;
Synergisms and partnerships with other entities, such as the Jazz Hall of Fame;
Stability of facilities for current, active retail and businesses located in the building
and neighborhood;
Cash on-hand and rental income to the Masons from currently existing businesses in
the building;
Future cash flow to the Masons and neighborhood from income generated by
renovation into a multi-functional facility;
The building is not encumbered by debt;
Affordable business and commercial space for Birmingham'’s growing young
professional community;
Preservation of an iconic symbol of the City’s original African-American professional
and cultural leadership during the 20’ Century including its contribution to the Civil
Rights Movement; and
Positive historic perception of the building by the public.

Challenges to the project include:
A perceived lack of convenient parking;
Public perception regarding safety of the neighborhood;
The absence of a clearly defined path creating a Civil Rights interpretive trail for
visitors;
Potential financial funding in the present economic climate; and
Immediate clientele for office space use and entertainment venue.

CONDITION OF BUILDING & RECOMMENDATIONS

Condition

The site is currently zoned B-4 which is a commercial use allowing large multi-story
structures with limited requirement for parking and setbacks, which unfortunately could
make the site attractive for demolition and large commercial development.

Recommendations

We recommend that the site be rezoned for mixed use compatible with the ultimate plan

developed and decided upon by the Prince Hall Masons for the following reasons:
The Birmingham codes department has a progressive approach to codes
enforcement for historic structures with generous allowances for variances and
alternative code compliance including expedited plan review.
Birmingham currently operates under International Building Code (IBC 2003) with
plans to adopt IBC 2009, which will have a few provisions that will affect the
project. Most specifically, IBC 2009 will place greater demands on the upgrading on
the elevator systems. Most importantly, a full sprinkling of the building as a
centerpiece of the fire suppression and alarm system currently satisfies most code
concerns for the structure.
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The American Disabilities Act (ADA) is addressed within the code and the
department allows the use of "deminumus", which permits the retention of historic
openings to meet code compliance. The State Fire Marshall's office is well
integrated into the codes evaluation and enforcement with little to no code conflict
between the agencies.

Birmingham’'s Code adoption has allowed for a code variance on seismic standards
for historic structures that otherwise would have required a near impossible
reinforcement of the structure and, thereby, opens the door for possible required
demolition of the building. Currently this structure should receive seismic variance
and should meet seismic codes as it exists.

The application of the previously mentioned variances will allow for the retention of
an overwhelming majority of historic fabric including historic wood and metal
windows in an operable condition, marble surfaces, historic wood and tile flooring,
historic stairs and railings, and historic finishes and surfaces.

The currently complex division of the office spaces from the second through the
seventh floors with historic curtain walls, non fire- stamped doors and hardware,
workable internal windows, and non fire-rated demising, is all allowed within current
code and can be retained with proper fire suppression and careful variance analysis.
The offices can be retained allowing a maximum retention of historic fabric and can
be reconfigured thoughtfully and carefully in similar materials for client needs.

The current electrical, plumbing, and mechanical/ HVAC systems will need to be
replaced to meet modern needs. Minimally invasive HVAC alternatives should be
considered, such as baseboard radiator systems and micro diameter venting. These
considerations will minimize the need for destructive utility chase reconfiguring.
The necessary HVAC compressors and air handlers, etc. can be accommodated on
the roof since the building appears to be structurally sound with minimal spalling,
sagging, or other signs of structural distress or failure. The structure will obviously
have a thorough structural analysis to address these concerns.

Current egress and fire code requirements should allow the existing fire escapesto
be utilized with minimal alterations. Birmingham code enforcement allows for a fire
standard to be calculated for the archaic assemblies in the building. Asbestos
concerns appear to be within normal parameters for a structure of this age and
type allowing for normal abatement practices. Code allows for safe lead
encapsulation throughout the building and should require minimal abatement. The
current elevator chases should allow for a replacement with new code compliment
elevators without the creation of new elevator shafts.

ADA concerns for restroom facilities should be able to be met with ADA accessible
clustering at specific sites in the building, such as the ground floor. Current water
closet facilities should be able to be retained requiring a minimal reworking allowing
for a maximum retention of historic fabric.

The commercial space on the ground floor should be retained with minimal changes
under a fully sprinkled plan. Utilities can be upgraded similar to the office spaces
with a similar level of historic fabric retention.

Parking is generously provided with on-street and off-street parking in the area, but
valet parking would be important for a successful entertainment venue.
Rehabilitation and reuse of the historic taxi cab station next to the building could be
incorporated into the parking plan. The streets are capable of accommodating any
anticipated increase in traffic in the nearby commercial and residential areas.

54



The unique careful application of construction codes in Birmingham within historic
guidelines under the IBC codes will allow for an exceptional retention of historic fabric
throughout the structure, both inside and out. This allows for the possibility of an
extraordinary preservation and rehabilitation of Prince Hall Masonic Lodge that will
carefully preserve and honor its past yet provide for a rehabilitated structure that will
provide a dynamic future.

FINANCING & ECONOMIC VIABILITY:
A wide variety of potential sources exist for this proposed project. These include local,
state and federal sources and incentives, as well as nonprofit sources. Sources can be
explored for building rehabilitation, business development, or both as applicable, such as
the following:
Federal Historic Tax Credits, for which an application should be submitted and fully
approved before any rehabilitation activities begin.
Save America’s Treasures Grant, from which funding is contingent upon submission
and approval of a National Historic Landmark application for the building.
Facade Easement with covenant restrictions that would ensure the long term
preservation of the structure and provide an early income source.
Community Development Block Grant (CDBG)
Birmingham Citywide Local Development Corporation - LDC (Interim Financing)
SBA 504 Loan or Float Loan/SBA 504 Combination
Alabama’s Capital Investment Tax Credit
Alabama Enterprise Zone Credit
Ad Valorem Property Tax Abatement
Abatement Community Express Loan Program
“Lending Friends” Micro Loan
Revolving Loan Fund (RLF) Program
Birmingham Economic Development Administration Revolving Loan Fund (EDA)
Commercial Revitalization District Rebate Program
Tax Increment Financing (TIF) - this funding can be requested for improvements to
the sidewalks and streetscape around the building.
Fourth Avenue North Commercial Revitalization Program
SEEDCO Financial, Inc.
TEA-21Funds, possible if a visitor’s center or similarly qualifying reuse is within the
building.
Preservation Services Fund, Community Foundation Funding and similar grants, for
early planning seed money; approximately $50,000 should be raised.

Tentative Financial Pro Forma
Tax Credit Considerations
Requested financing: $5,000,000

At a twenty percent (20%) tax credit, this would yield one million dollars ($1000,000) in
tax credits. Sold at a discount of ten percent (10%) to a limited corporate investor, this
would net nine hundred thousand dollars ($900,000), and de-leverage the amount
financed to four million, one hundred thousand dollars ($4,1000,000.) Thiswould allow
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the purchaser a dollar-for-dollar direct right off against their federal income tax of one
hundred thousand dollars ($100,000) that can be used over the next five years.

Other tax considerations:

Alabama Historic Tax Relief - Provides a 50% savings on property tax

Grants for Urban Renewal - Provide additional savings of $5,000 for exterior renovations,
and $5,000 for interior renovations

Potential Rental Income Assumptions
Commercial office space rental - $15 per square foot
Commercial retail space - $18 per square foot
o Basement: 8,625 sq. ft. rented as commercial = $155,250 annually
o First floor retail: 4 spaces at 7,827 sq. ft. = $108,000 annually
o0 Second floor auditorium: 7,724 sq. ft. Masonic Lodge/rental income of
opportunity

o Third floor gallery: 5,660 sq. ft. Masonic Lodge/rental income of opportunity
o Fourth floor: Masonic Lodge
o Fifth floor office rental: 7,724 sq. ft. = $115,860 annually
o Sixth floor office rental: 7,724 sq. ft. = $115,860 annually
o Seventh floor office rental: 7,724 sq. ft. = $115,860 annually
Total gross annual rental income: $504,496
Notes:
0 Twenty year amortization schedule not calculated.
o Twenty year rental inflation factor of 2.5% average not calculated
o Depreciation not calculated
0 Expense allowances not calculated
o0 Additionally, initial investment, i.e. lowering the amount financed, would

significantly reduce debt servicing

No calculation for unrented spaces, i.e. vacancies

0 The above pro forma calculations would be performed during the year one
work up.

o

PROJECT TIMEFRAME

Year One: Planning Phase

includes consultation the Southern Regional Office of the National Trust for Historic
Preservation, the State Historic Preservation Office, and City regulatory offices, along with
the gathering of seed money for the hiring of needed consultants. Additional activities
include requests for zoning changes, completion and submission of the National Historic
Landmark application, application for a state historical marker for the site. Marketing will
also begin.

Year Two: Financing Phase
includes completion of a master plan for the property, formation of investor partnerships,
and the completion of applications for other financial incentives as appropriate.

Years Three and Four: Rehabilitation Phase

Year Five: Project Completed
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Scarlett Miles, Metropolitan Historical Commission
Rachel Russell, National Trust for Historic Preservation
Wiley Swain Ill, Sylacauga Historic Preservation Commission

DESCRIPTION OF PROPOSED USE

We propose a mixed-use development for the Colored Masonic Temple that will include
spaces for retail, office, restaurant, and event use while also preserving the building and
continuing the historic Masonic use. By addressing use on a floor-by-floor basis, the
Colored Masonic Temple will provide a multi-use facility that serves the Masons, new
tenants, and the community at-large. In fact, this plan returns the building to its original
function as a multi-use property, similar to its history as a social, cultural, and institutional
center.

In addition to providing office and retail space, our plan will meet the needs for upscale
dining, after-work gathering, and multi-purpose auditorium/meeting space in the Fourth
Avenue Business District and the surrounding neighborhood. The development of the
Colored Masonic Temple and the anticipated increase in patronage it will bring for tenants
in the building and to neighboring businesses will ideally establish a connection to the
Civil Rights District.

Our plan also includes a small area for interpreting the building’s history, through
brochures, photographs, and interpretive panels. This will assist patrons visiting the
building and other locations in the area to understand the building’s important role in the
history of the African-American community and will explain the building’s place within the
cultural landscape of the Civil Rights Movement.
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Proposal Objectives

Economic viability
Develop upper floors (5-7) for leasable office space
Develop the basement and ground floor for restaurant and catering space
Develop the basement for an entertainment venue (possible alliance with the
Jazz Hall of Fame)
Recruit long-term tenants for street-level commercial/retail space
Create a fee-for-use community meeting space for the auditorium and other
2 (floor space

Retain the Masonic activities of the temple
Restrict public access to Masons space (3 ( floor offices and entire 4))

Preserve the historic character of the building and
Keep the existing structure and provide adequate maintenance

Enhance the building’s role in the context of the 47 Avenue North Business &
Civil Rights Districts
Create a ground-floor visitors center for the Civil Rights & 4’ Avenue districts
llluminate the building (and districts) with banners, signage & way-finding
methods, exterior building lighting
Talk about tourism somehow — exhibit space
Partner with neighboring Civil Rights landmarks

Continue serving as a gathering site for the community
Promote the temple as a nostalgic location for family and community events,
e.g., family reunions, wedding receptions, community-organization events
Promote the temple as a venue for events, e.g., theatre, small concerts, arts,
civil rights, neighborhood meetings, nonprofits
Tie in with existing festivals and events as an event venue, e.g., City Stages,
Sidewalk Art Festival, First Friday event
Community exhibit space

Plan Elements
Key elements of the use plan are the variety of uses

Daytime and nighttime use, helping to stimulate activity in the neighborhood
beyond the average workday traffic

Provides for viable uses of the building while

Continuing its historic mixed-use

Flows vehicular and pedestrian traffic to businesses within the building, and visitors
to neighboring institutions (i.e. Carver Theater/Jazz Hall of Fame, Kelly Ingram Park,
Birmingham Civil Rights Institute) ***

Highlights the building’s history

educational/ heritage tourism
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Building Ownership

The Masons should retain ownership of the building. Their historical connection with the
building is long-standing and should continue for the long term. However, by agreeing to
retain ownership, the Masons must be willing to make some concessions in the use of the
building in order to make the rehabilitation and continued use of the building feasible and
viable. In other words, they must be willing to share the building with new, long-term
tenants and should be willing to make the auditorium space available for lectures,
meetings, performances and the like. To make this plan successful, we advise the Masons
to hire a property management agency to work on the group’s behalf. Throughout the
development process, we recommend that the Masons retain oversight.

SITUATION ANALYSIS

Stakeholders

At present, the situation that we have before us is private ownership of an historic building
with varying levels of stakeholder interest and concern. Some of the stakeholders with the
most vested interests in the renovation of the Prince Hall Grand Masonic Lodge are first,
the Masons, who want to maintain ownership and primary use of the building. The
organization would like to maintain their privacy while preserving an historic property that
is financially sustainable and provides a unique story to the Civil Rights District. Next are
the 4’ Avenue business owners and the Merchant Association that seeks to maintain
financially viable commercial spaces that provide goods and services to the community-
at-large. Local development companies in Birmingham are welcome partnersin the
reconstruction of the Grand Lodge. And, certainly, we need banks, investors and
government cooperation as important stakeholders who will help finalize our project. The
residents of the City of Birmingham and the Fountain Heights Neighborhood, in particular,
are extremely important stakeholders, as the renovation of the Civil Rights District was
created as much for them as for the tourists who visit. Related, the State Tourism
Department, as well as the City of Birmingham, both have a vested interest in promoting
civic, city and neighborhood pride. A Visitors' Center on the first floor of the building
could be heavily supported by the city and state, as well as increasing their tax base and
profit margin from an influx of new visitors and residents in the city and state. And, finally,
the Preservation Community has a vested interest in making sure that an important piece
of history, literally and figuratively, are preserved and honored in a manner that dignifies
and respects all parties involved.

Historically, there have been various meetings and sessions designed to examine the
proper use for and the ability to renovate the Masonic Lodge; but it appears that there has
never quite been the proper synergy, opportunity, funding and cooperation between
important, diverse stakeholders to fully realize the vision. In addition, varying levels of
activity, fluctuating leadership and cooperation within and among the Masons'
membership base, coupled with a level of ambiguity, fear and misinformation have caused
a stall in the building's redevelopment. The 4’ Avenue district could become more
cohesive with this renovation, particularly because the Lodge would inherently serve so
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many needs in the community (see "Community and Neighborhood Needs and Concerns"
below). Further, with some of the top architects in the world living in the City of
Birmingham, we see no reason why their expertise should not be tapped to provide
creative and technical direction for the best spatial use for renovation of the Masonic
Lodge. A group project, focus or demonstration could also provide a tourist attraction for
interested architects and/or an interactive classroom for Auburn Urban Studio and
University of Alabama, Birmingham students.

There are three overarching goals that should be accomplished when focusing upon the
Masonic Lodge. First, the City of Birmingham should provide proper sighage, repeated
recognition and marketing for the entire Fountain Heights Neighborhood. Second, the City
of Birmingham, Urban Impact and the Birmingham Civil Rights Institute should properly
contextualize the Civil Rights District as being located within the Historic District of
Fountain Heights. And, specifically, the aforementioned administration and organizations
should make the Masonic Lodge an official part of the Civil Rights Trail. All three of these
actions will increase cultural, neighborhood and city pride, as well as the tax base and
sustainable revenue for all parties involved.

We would also suggest having some type of Conference and/or collaboration between
interstate Civil Rights Institutions and Tourism Boards, for example, in Montgomery (the
Bus Boycott), Selma (the Annual Jubilee Celebration on the Edmund Pettis Bridge), as
well as the many locations, in Jackson and Ruleville, Mississippi, such as the Medgar Evers
and Fannie Lou Hamer homes, respectively.

Community and Neighborhood Needs and Concerns

From its organizational neighbors and stakeholders to its membership and residential
community members, it is clear that the multi-purpose use of the Masonic Lodge can fill a
much-needed spatial and social void, especially Downtown. Various members are in
desperate need for event space for official meetings, rehearsal space, lectures and
entertainment or other social functions. The Carver Theater could use the auditorium for
band or performance rehearsal, as well as for after-parties. The Birmingham Civil Rights
Institute could become a patron of the Masonic Lodge for luncheons, dinners and lectures.
The Corporate and Non-Profit sector (such as executives from the Social Security
building), for example, could use the Masonic Lodge for affordable, technological
gathering space for meetings and trainings. Even lawyers or law students could engage in
mock-trials and turn the auditorium into atemporary courtroom. All of these activities not
only strengthen the 4’ Avenue business corridor, they also serve the public interest.
Community members throughout the City of Birmingham but especially in the Fountain
Heights and other neighborhoods in proximity to the Masonic Lodge could use the
auditorium for dinners, weddings, community meetings, art space and anything else they
desire. Affordable space in the Downtown area is at a premium and the Masonic Lodge
can fill this void as well as provide a revenue-generating structure that will allow for
continued sustainability for the organization. In addition, the increase in people / walking
traffic will benefit the businesses in the 4’ Avenue corridor, as visitors will appreciate the
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provision of local amenities, return to the District and, thereby, add to the City's tax base
and serve as a positive role model of development for Birmingham.

The Civil Rights District, as a whole, could greatly benefit from the fuller contextualization
of the Masons and the Masonic Lodge in the Civil Rights Movement in throughout the
nation, in general and in Birmingham, in particular. Not only was the Lodge a space for
Black professionals that could provide goods and services (such as doctors, dentists and
lawyers) to the African American community during segregation's limited access to
Downtown, as well as the physical provisions for meeting and communal space, particular
during periods in which churches were being bombed and under attack in other forms and
fashion. The Masons, along with Historians, other scholars and writers should partner with
marketing experts to solidify and share their unique contribution to History. In so doing, it
strengthens the cultural heritage tourism of the Civil Rights District and provides yet
another element of pride for the African American community, in particular and the City of
Birmingham, in particular. This will increase tourism, neighborhood pride and profits
across the board. In addition, this will provide development synergy, continuity and proper
recognition for the Fountain Heights neighborhood, the Civil Rights District and the
Masonic Lodge, as well as other Civil Rights iconic structures, places and spaces that have
not yet been fully recognized or included in cultural heritage tourism thus far. Proper
renovation of the Masonic Lodge will also encourage an increase in affordable Downtown
living and could provide a stronger bridge between the residential areas in Fountain
Heights and surrounding neighborhoods and the goods and services in the 4’ Avenue
Historic District. With two senior centers nearby, one could envision a steady stream of
disposable income that could be distributed throughout the District as well. The Fountain
Heights neighborhood can also benefit from a continued focus on the Hope VI
Development of new, single family housing that can help attract families and young people
that will inevitably continue to revitalize the City of Birmingham.

Marketing

Marketing the lease opportunities will be an early step in securing a successful
rehabilitation project. Proactive searches for sustainable businesses that are seeking the
square footage, historic environment, and audience that this building can offer should
begin early. Increased public relations should be a large part of this project. Utilizing
media to publicize the intent for the building will hopefully engage potential investors,
occupants, and partners to the table.

The businesses located in the Grand Lodge will have an effect on a varied group of
audiences and it will be fundamental to address the needs of these audiences when
strategizing a marketing plan. The primary audiences, in general, are the local residents
(both in the immediate 4’ Avenue Historic District and the surrounding Birmingham
neighborhoods), professionals working in the district, masons, local business owners, and
tourists.
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Local residents will have a first-class restaurant to patronize, a lounge for social
interaction, and nearby space to attend and hold events. The establishment of these new
businesses and the increased aesthetic quality of the building will positively impact the
neighborhood. Additionally, the rehabilitation of this building will be a catalyst for the
development of the neighborhood including new businesses to patronize, more traffic flow
supporting neighborhood economy, a larger tax base supporting the city, reduction of
crime, and higher property values. Word of mouth, redesigned public transportation
routes, advertisement, and clear signage will draw residents who live outside of the
Fountain Heights neighborhood to the area.

Professionals working in the district, specifically government employees, will have another
option for lunch and dinner, a space for networking, and will enjoy working in an area that
has a new appeal.

Masons will continue to occupy space and it will be upgraded. They will have increased
revenue to support their program. Additionally, they will have a renewed connection with
the community that they have spent so many years supporting.

Holding meetings prior to the planning decisions will be effective in gathering the desires
of the individual Masons to achieve owner and participant satisfaction. As the owner, this
is a primary audience to be certain that the needs are met at the first stages of planning.

Tenants make up the group that will provide demand for the restored building.
Consideration must be taken to accommodate their needs so the space is attractive.

Tourists will have a first-class restaurant option when visiting the area. They will have a
more complete depiction of the civil rights movement when the building is visible today as
an operating civic center, as it isin the period of interpretation for the walking tours and
through exhibit space furthering the mission of the surrounding museums. The
development of the neighborhood, most likely affected by the rehabilitation of the Grand
Lodge, will create an environment where the tourist will feel safer and want to spend more
time in. This ultimately results in spending more money that contributes to the local
economy.

Tourists should be targeted through advertisement in travel guides, brochures at all
Alabama tourist sites, airport, hotels, and national civil rights sites. They should be aided
with signage and walking tour guides that direct them to the Grand Lodge. Sighage
directing traffic to the building from other civil rights-related buildings will be essential to
create a cohesive Civil Rights Movement story for today’s tourist to understand.

Target audience
We advise that a marketing plan be developed for each business to be certain that
revenue is maximized by utilizing all audiences to their full capacity. All of the

abovementioned audiences should be considered for the business marketing plan, but
targeted groups will be helpful in the planning stages. For strategic planning it will be
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helpful for each business to have a targeted audience, but due to the racial and socio-
economic implications of the attached history it should be a transparent policy that all
audiences are encouraged to interact with this building.

These are wide audience groups because the project has the opportunity to reach out to
different groups through varied business types and the very goal of the project isto be an
anchor in the community where all types of people are encouraged to participate in the
experience

Competition

Competition with existing businesses should be mitigated as much as possible by avoiding
tenants who share similar products or service types. For example, there are multiple
barber shops within atwo block radius. In response to this fact, we do not recommend
that a barber shop be entertained as a potential business venture for the lower level retail.
There are many restaurant and night life businesses nearby as well; however we are
proposing that the establishments target a higher socio-economic audience than the
neighboring restaurant/ bars. It is our belief that the competition of the first floor and
basement businesses will not have initial competition, but competition will grow as the
neighborhood develops. This should be seen as a positive growth and not be feared.

There is competition for rental space and office space that might prove to be challenging.
To address thisissue, we recommend the Masons keep the rental costs as minimal as
possible and promote the historical events as a selling point on the unique quality. The
redevelopment and rebranding of the community may also help to bring in other events
that would not have considered the neighborhood previously.

Office space is currently available, but through the use of creative lease structures the
Grande Lodge may be more attractive to potential tenants. The historical nature of the
building may be a promotional tool, specifically for local black companies. The cityscape
view of the top floors and the added ambiance of a historical building coupled with
modern day amenities will be a key selling point.

External factors

Obstacles
Existing and competitive rental spaces — lower rent, market historic character
Existing and competitive office spaces — lower rent, market view and historic
environment
Lack of developer interest - Prove current and potential traffic flow; demonstrate
lack of other areas to develop in; outline the plans for redeveloping the Civil Rights
District, paying attention to tourism opportunities
This project is largely, but not only, dependent on the tourism industry and the
success of the Civil Rights District will affect the success of the businesses
incorporated in to the Grand Lodge.
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Tourism not as large as anticipated
Finances
Project management

*We recoghnize there are obstacles outside of our sphere of influence. These include the
lack of developer interest in the area and hesitancy to take on a project of this scale in the
current economic state.

Advantages
Reviving historic structure
Increase traffic flow
Positive example to 4’ avenue district
Increased awareness of civil rights significance
Increased quality of life and morale of community
Reviving past to provide a sense of place
Strengthening community relationships
Providing new business opportunities
Affordable rents

BUILDING CONDITIONS & RECOMMENDATIONS
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Compliance with Regulations
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Potential Financing Sources
We believe the following financing sources are available to the owners under assumed
financial conditions.
Federal historic preservation tax credits
Lead abatement grants from the Environmental Protection Agency and Department
of Housing and Urban Development, with city assistance
New Market Tax Credits for small businesses in the project
Tax Incremental Financing
Seedco Financial Loans
City Float Loans
Small Business Administration 504 Loan
Alabama’s Capital Investment Tax Credit
Alabama Free Enterprise Loan Credit
Community Express Loan Program
Lending Friends Microloans
Commercial Revitalization District Rebate Program
Capital campaign to raise funds specific to project, including but not limited to:
o Lobbying for federal, state, or local appropriations dedicated to the project
o Fundraising through Masonic organizations nationwide with an emphasis on
the Masonic role in the fight for civil rights
o Grantsfrom large-scale donors

The proper mix of funding for the renovation and incentives for business tenancy depends
on the specific uses, but for the general mixed use we suggest, we recommend Grand
Lodge embark on a concurrent strategy of increasing their capital position and taking on
specific debts against this position.

We recommend the Grand Lodge engage in a multi-pronged capital campaign to raise
private and public funds. Support from lodges statewide could raise $2 million or more if
each member donates $50 over two years. Funds from corporate donors, emphasizing
those in Birmingham, but also national support, will be essential to the project. Similarly,
while it will probably be difficult in current environments, it is worth exploring
appropriations from federal, state, and local governments; political connections for this
project should be judiciously exploited.

Associated with our recommendation that Grand Lodge create a joint venture for
renovation, we recommend that the joint venture consider and SBA 504 loan, smaller
loans for future businesses, and tax credits given to the for-profit partners. The SBA 504
loan could provide as much as 50% of renovation costs (if the Grand Lodge is in a first lien
position). Arranging this instrument would most likely require significant collateral on the
part of either Grand Lodge or its partners in the joint venture. A successful capital
campaign would allow Grand Lodge to justifiably expect a greater stake in the repayment
of the loan and, therefore, the status of the building. Ideally, the joint venture partner(s)
have a long-term interest in the building, perhaps becoming a tenant after renovation.
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We recommend the joint venture take advantage for tax credits where available. If
committed to maintaining the character of the building, several aspects of the projects
could be eligible for historic preservation tax credits. We also recommend exploring
Community Renewal tax credits.

Following renovation, we hope additional partners or new tenants will take advantage if
Seedco Financial microloans (at most $35,000) and larger loans (up to $200,000).
Microloans could be a possibility if, to get historic preservation tax credits, we are required
to maintain the existing floorplan on levels 5-7, but is also an available option for a small
business operating in the basement.
Financing strategies

Tax credits-CRAs

Incentives-Historic tax rebate

Special funding opportunities-coordinating strategy with Civil Rights Institute and
the city to form an area Civil Rights
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Budgets

Expenses
y % &

Construction & Development Budget

1) %

Rehab of Existing Structure

Site Work

Landscaping

Sighage
Lighting
Other

)99

General Contractor Fee (Max. 14% of Subtotal)

N %8

|_|%$ ]

N% 7% &&

) 7% &&

Building and land acquisition cost
Accounting Fees

Appraisal

Architect's Fee-Design

Architect's Fee-Project Management
Builder's Liability Insurance

Building Permit

Engineering Fee

Environmental Assessment

Survey

Utility Connection Fee
Other Fees (Attorney, Inspection, etc.)

% 1 ]

U ), %R

Contingency (5% of Total Construction + Development)

% 2%

Income

& &

Mason's Current Account

9N )

% /'&

Internal Fundraising

Federal Rehabilitation Tax Credit Investor Equity
(Total Cost *20% .90)

State Rehabilitation Tax Credit Investor Equity
(Total Cost *10% *.90)

Birmingham Rebate Program

Urban Impact Rebate Program

9,000,000
10,000
3,000
175,000
35,500
22,500

T o T|lee » 6 & & »

#":1
1,294,440
#":1

18,500
1750
75,000

138,600
51500

39,000
35,200
25,500
5,500
15,250
58,250

R R = R R~ < A - A o O A

464,050

485,503

#8 886

@

1,000,000

1000,000

1835,199

917,600
5000
5000
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Grants
Investor

9

$ 40,000
$ 5,353,279

H 8l !,
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Event Rental
Office Space
Retail/ Restaurant

Lease

Masonic Lease

?$" & &

Gas
Telephone

Water/ Sewer
& /'

Casualty
Property

'Y, %)%

v
Property

Management
Building

Maintenance

Operating Budget — Year One

> )& HF> ) * 9 )

Aud. varies $ 1000

18,000s/f $9 S/F $162,000

12000s/f Base+ (%) $ 132,000 (est)

6,000s/f $8 S/F $ 32000
* %)
750

450

17,700
18,000
475

4,200

2,025
1375
550
300

300

3-5% of
gross

2 $ 15/ hr 5,200

9%

$

12,000

$

1944,000

$

1,584,000

$

384,000

$

3,924,000

$ 9,000
$ 5400
$ 212,400
$ 216,000
$ 5,700
$ 14,400
$ 24,300
$ 16,500
$ 6,600
$ 3,600
$ 3,600
$ 138,600
$ 62,400
H! ;8 +

72



Visiting Center Start-up Expenses

> )
J > ), W) )9 (()% %9
$
Workstation 1 % $ 3 2,300
$ - $ -
$
DVD Player 1 3 $ 400
$ $ $
Televisions 2 500 1000 $ 600 1600
$
Merchandise 1 $ $ $ 11000
$ - $ -
Office Supplies 1 $ $ $ $ 1175
Piano
(donated) 1 $ - $ -
$ $
Entrance Furniture 5 650 $ 3,725
$
Interior Decor 1 $ - 9,000
H
)99 "1 6

Financing and Economic Viability

There are many ways to fund a project of this kind, but a joint-venture arrangement or
involving a public-private partnership may be the best way to meet the objectives of the
Masons regarding ownership as well as providing adequate funding for the project itself.
The joint-venture will consist of creating an LLC with two or more investing partners: the
general partner and the limited partners. The general partner in this situation would be
the Masons and the deal should be structured so they have a majority control of the
project. The limited partners are not yet identified, but would involve investors, banks, or
developers. More than likely, this position would be held by an entity interested in
realizing the financial benefits of tax credits as well as being dedicated to the restoration
of such a significant building. The joint venture partnership should be crafted so the
limited partner’sinvolvement expires after any hold over periods end due to finance
regulation. For example, if the Federal Rehabilitation Tax Credit is utilized for the project
the building must remain in the hands of the owner for 5 years. Once the partnership
expires, full ownership of the building will then revert back to the Masons.

Project Management

It isrecommended the owner hire a property management company for tenant
recruitment, retention, and general property maintenance. This measure would work to
ensure a fully occupied building as well as relieve the Masons from the responsibility of
having to maintain a seven story building. Thisrecommendation is based upon
information provided by multiple interviewees throughout the case study week.
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