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HOUSEKEEPING This meeting is being 
recorded

Using zoom/chat

Ground rules



HOW  THIS 
GOT STARTED

2030 Solid Waste Master Plan

Reduce & Reuse Working Group

Reduce & Reuse Action Plan 

December 2021

Deconstruction Working Group

September 2022 Kick-Off 



MEET THE PLANNING TEAM

Susan Cascino 

City of Boston

Kathi Mirza 

MassDEP

Mike Elliott

MassDEP C&D Lead

Brooke Nash 

MassDEP

Dave Giese

Deconstruction Works

Abbey Massaro 

Center for Ecotechnology

Michael Orbank: STO Building Group, 

Carbon Leadership Forum Boston

Pam Howland 

Old Window Workshop Cooperative

Christine Beling

US EPA Region 1



WHY FOCUS ON DECONSTRUCTION 
AND REUSE? 

ÅAddress disposal capacity shortfall- in state and in the northeast

ÅMeet aggressive waste reduction goals in MassDEPôs 2030 SWMP:

ü Specifically for C&D:  Reduce disposal of C&D materials by 260K tons by 
2030, more than double current C&D recycling tonnage. 

ÅDivert materials from waste stream, capture envôland economic 
value, drive market devôtand expand job opportunities.

ÅReduce GHG emissions: 

ü Embodied carbon: As buildings become more energy efficient, embodied 
carbon becomes a greater proportion of total carbon emissions.

We need to improve the way we are managing these materials.



GOALS FOR THIS DECONSTRUCTION 
WORK GROUP

Ç Increase awareness about our waste disposal crisis

ÇGrow the Reuse Industry in MA for valuable building 

materials

ÇConnect stakeholders and share ideas

ÇAlign with MassDEPôs R&R Action Plan

ÇReduce climate impacts 

ÇEnable Job Training and Workforce Development

ÇSupport Diversity, Equity, and Inclusion

Basic Operating Principle:

Work for the greater good, collaborate, include all stakeholders



PREVIOUS MEETINGS 
.

ÁDemystifying Deconstruction, September 2022

ÁInspiration and Practice: Taking Buildings Apart,  

December 2022

ÁReuse Markets for Building Materials,  March 2023

Recordings and presentations from previous meetings can be 

found at this link. 

Photo courtesy of The Building Deconstruction Institute/Dave Bennink

https://www.mass.gov/service-details/massdep-reduce-reuse-rr-working-group


CITY OF BOSTON

DECONSTRUCTION
A Zero Waste Boston Initiative

Susan Cascino



How to get building reuse done ˵

˴7ŭđîŹđ̀î̀ŪîŹĭˏ̀̀=őŊ˷Ź̀ĦıħĭŹˑ̀ĭđŃŪˏ˵
Heidi Swank, Ex Director of Rethos in St.Paul Minnesota a non - profit promoting 
building reuse and deconstruction  

˴~Ŋćđ̀ħőƒđŭŊŉđŊŹ̀čŭîĦŹű̀î̀ŪîŹĭˑ̀Źĭđ̀ŪŭıƒîŹđ̀űđćŹőŭ̀ƓıŃŃ̀žűđ̀
it as a way to create new businesses.  Then change starts 
ĭîŪŪđŊıŊħ̀ŬžıćŀŃƕˏ˵
Gina McCarthy, former EPA administrator, said during her talk Fighting For The 
Environment

Deconstruction Workgroup Virtual Meeting
June 7, 2023



Climate, Culture & Community:  How Reusing 
Buildings Preserves Historic Spaces and Lowers Our 
Carbon Footprint

Çőčîƕ˾ű̇¿Ūđîŀđŭű
ƴ Alison Frazee , Boston Preservation Alliance
ƴ Jennifer Doherty , MA Historical Commission
ƴ Erin McDade , Architecture 2030 C˵ARE Tool
ƴAlyssa Frystak , Place Economics

Deconstruction Workgroup Virtual Meeting
June 7, 2023



Sponsored by: Roger and Maryanne Tackeffand Renaissance Properties

Protecting places Ā Promoting Vibrancy Ā Preserving Character



Preservation and the Planet

The greenest building is the one that 

already exists

Building reuse IS climate action!

NOAH- Naturally Occurring Affordable 

Housing







Partners

City of Boston- Environment Department- Zero Waste Team

MassDEP Deconstruction Working Group

CLF Boston Reuse Working Group

RecyclingWorks in Massachusetts 

All For Reuse- Reuse Ecosystem Map 

(https://www.allforreuse.org/ecosystem-map)



www.bostonpreservation.org

Facebook: @bostonpreservationalliance

Instagram: @bostonpreservationalliance

Twitter: @BOSpreservation

LinkedIn: Boston Preservation Alliance

Alison Frazee

afrazee@bostonpreservation.org



Massachusetts Historical Commission 

Jennifer B. Doherty

Local Government Programs Coordinator

June 15, 2023

Demolition Delay and 

Historic Rehabilitation Tax Credits

The John Perkins House, Wenham, demolished 2011



Exactly that ða delay!

Å Demolition delay does notprevent demolition

Å It allows for a pause in the demolition process to consider alternatives

Å It is what a community (and the applicant) make it

Å It is one of  many tools a community should have in its preservation toolbox

Å The local historical commission can chooseto delay ðbut will they always?

What is demolition delay?

The 1805 House in Dudley was demolished in 2005 after a demolition delay.



Communities with Demolition Delay

155 communities in the Commonwealth have a 

demolition delay bylaw or ordinance



Å Under the Home Rule amendment of  the state 

constitution

Å There is no enabling legislation, like there is for 

local historic districts (MGL Chapter 40C)

Å MHC has a sample bylaw/ordinance

Å Usually adopted as a general bylaw/ordinance following 

the usual local legislative process

Å Demolition delay does not apply in local historic 

districts

Å Local historic district commissions can denya 

proposed demolition

How is demolition delayadopted?

Hopkinton amended their demolition delay 

bylaw at 2019 Annual Town Meeting, extending 

their delay from six to 18 months



Å Most common is a two-decision process ðsignificance and preferably preserved

Å Trigger or threshold for review established locally; MHC recommends 50 years

ÅIf at any point the historical commission says òno,ó the building commissioner can issue a 

demolition permit

Å And demolition can proceed the day after the delay expires

Å Enforcement provisions in bylaw

Å $300/day fine until violation is rectified

Å No-build order for a period of  time

Å Building commissioner can require emergency demolitions without review

The Demolition Delay Process

Hinghamõs bylaw includes both a daily fine and a no-build provision



The Demolition Delay Process

Demolition permit 

is requested.

Building meets 

demo delay bylaw 

trigger.

Building 

Commissioner 

forwards permit to 

Historical 

Commission

Historical 

Commission 

makes a 

determination of  

significance

Historical 

Commission 

makes a 

determination of  

preferable 

preservation

Demolition is 

delayed

Delay period is 

waived

Delay period 

expires



Demolition delay is what the local historical commission (and the applicant) make it!

Å This is their opportunity to work with the applicant to find alternatives to demolition

Å Are they willing to rework their proposal?

Å Are they willing to sell the property to a different owner?

Å Can the lot be subdivided in a way to preserve the historic structure?

Å Is the building so significant that it should be protected with a local historic district?

A Demolition wasDelayedðNow What?

But ultimately, demolition delay is onlya delay ðthe house can legallybe demolished the day after the delay expires

The demolition of  this 1830s house in 

Hanover was delayed by the local historical 

commission in 2021. They are working with 

the property owners and North Bennet 

Street School to dismantle and reassemble 

the building elsewhere. 

During the work, it was discovered that the 

house liked dates to the mid or late 18th

century.



Historic Rehabilitation Tax Credits

After damage from the 2011 tornado closed the Elias Brookings School in Springfield, it sat vacant for many 

years. Using state and federal historic rehabilitation tax credits, it was rehabilitated into affordable housing. 



Å Administered by the MHC under 830 CMR 63.38R.1

Å Annual credit cap of  $55 million is regularly hit ðhigh demand

Å Still considered by the Legislature  and  Governor to be a Pilot Program, which will expire in 

2027

ÅThe property must be òincome producingó

Å The property must be listed in or eligible for listing in the National Register of  Historic Places

ÅThe rehabilitation must be òsubstantialó 

Massachusetts Historic Rehabilitation Tax  

Credit Program

Building 16 at the South 

Boston Naval Annex used 

state and federal historic tax 

credits to rehabilitate the 

building and continue its use 

as a manufacturing facility.



ÅAll work must meet the Secretary of the Interiorõs Standards for Rehabilitation

Å Demolition of  contributing buildings does not meet the Standards

Å Nine criteria in the Regulations that are used to evaluate applications

Å Affordable Housing, Preservation, Potential for Loss, Statement of  Need, Geographic 

Distribution, Feasibility, Public Support, State of  Utility, and Economic Impact

Å Up to 20% of  the Qualified Rehabilitation Expenditures

Massachusetts Historic Rehabilitation Tax  

Credit Program

The Convent of  the Sisters 

of  Notre Dame de Lourdes 

in Holyoke was converted to 

housing using tax credits.



Å Administered by the National Park Service

Å No annual cap

Å 20% of  Qualified Rehabilitation Expenditures

ÅThe property must be òincome producingó

Å The property must be listed in the National Register 

of  Historic Places or be listed within 30 months of  

completion

ÅThe rehabilitation must be òsubstantialó 

Federal Historic Tax Incentives

The Arcade Building in Westborough 

was rehabilitated with both tax credits. 

Storefronts were refurbished with 

operablee awning and the missing 

parapet was restored based on historic 

photographs.



Demolition Delay and 

Historic Rehabilitation Tax Credits

Thank you for coming!

For more information or additional questions:

Jennifer.Doherty@sec.state.ma.us

(617) 807-0685

Massachusetts Historical Commission 

Jennifer B. Doherty

Local Government Programs Coordinator

June 15, 2023





the case for
BUILDING REUSE
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Intergovernmental Panel on Climate Change 6th Assessment Report



The greenest building is one 
ǘƘŀǘΩǎ already built.
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Within urban environments, existingbuildingsare typically 
responsible for the majority of emissions.

Source: UN Habitat, Paulson Inst., city data, etc.

New York City 71%

Seoul 63%

Boston 73%

London 69%

Washington DC 76%

Mumbai 60%

Beijing 53%

Copenhagen 76%

Chicago 71%

Shanghai 55%


