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SUMMARY

Building lowards a Shared
Campus Vision

The following report, authored by the Austin History Center
Association (AHCA), provides an overview of how the Austin
History Center (AHC) may use both federal and Texas state
historic tax credits to help finance the vision of an expanded
AHC Campus, by 2028. In this report, AHCA defines historic tax
credits; how they are used; a potential partner for leveraging
the power of historic tax credits, Brian Wishneff & Associates
(BW&A); and case studies of historic tax credit projects across
the American South, namely Clarksburg, West Virginia, Mobile,
Alabama, and Marshall, Texas.

The report identifies three takeaways for using historic tax
credits on publicly owned buildings:

1. Identifying legal structures and project partners to use
historic tax credits, such as the formation of limited liability
corporations and partnering with non-profit partners (e.g.,
an Economic Development Authority or local fundraising
groups) to assist in employing tax credit equity on capital
projects;

2. Conveying ownership in long-term leases, while retaining
outright ownership of publicly owned properties; and

3. Cultivating a shared project vision by bringing project
partners to the table and, ultimately, completing projects.

The ‘Austin History Center Campus’ has been a shared vision of
the AHCA and Austin Public Library (which manages the AHC)
for over 15 years. The AHCA stands ready to realise this vision
following two successful bond elections funding improvements
to both the AHC and the John H. Faulk Building (in 2012 and
2018, respectively). Together, this partnership can ensure that
2028 is a year that calls Austinites forward in understanding and
interpreting the past with a vision for a shared future—enhanced
by the collections, exhibitions, and programming of a realized
AHC Campus—and made all the more possible through historic
tax credits.

Cover of the 1928 “A City Plan for Austin, Texas” by Koch & Fowler
Consulting Engineers. Source: Wikipedia

The City of Austin completed its first major city plan in 1928.
This document called for a new central library in downtown
Austin; a system of parks and greenspace; and, most notably,
the segregation of Texas’ capital city. The original Austin Public
Library is but one of the built legacies of this plan. Constructed
in 1933, this building would later become today’s AHC with the
completion of the John H. Faulk Building (then the Central
Library) in 1978. The relocation of the Central Library in 2017
would leave the Faulk Building vacant and ready for expanded use
by the neighboring AHC.. With both buildings now listed in the
National Register of Historic Places, these structures are today
eligible for federal and Texas state historic tax credits, allowing
the AHC and its non-profit fundraising partner, the AHCA, to
cooperatively reimagine the historic resources as one seamless
history experience.

With the centennial of the 1928 plan on the horizon, the Austin
Public Library and the AHCA have an opportunity to leverage

the anniversary of a racist—yet critically important—historic
document in support of Austin’s continued development. By
partnering with the Library, the AHCA seeks to engage the City of
Austin (i.e., City Council Members, the Mayor, the City Manager,
and the City Legal Department) in:

1. Creating shared expertise on how organizations can leverage
historic tax credits on publicly owned buildings; and

2. Funding large capital projects with additional resources
outside general, bond, or hotel occupancy tax funding.



HISTORIC TAX
CREDITS AND
HOW THEY WORK

An aerial view of the existing Austin History Center & John H. Faulk Library
(together forming the future expanded Auslin History Center Campus).
Source: AHCA

The goal of this report is to help guide the City of Austin in
leveraging existing tax dollars with federal and Texas state
historic tax credits, powerful tax incentives which, since 1977 as
the National Park Service (NPS) has reported, “with other 48,000
completed projects since its enactment |...| has leveraged over
$122.90 billion in private investment in the rehabilitation of
historic properties.”™ Further, according to the Texas Historical
Commission, the newly released Texas state historic tax credit
which, from 2015 to 2022 alone, generated more than $4.3 billion
in cumulative spending across Texas, creating more than 89,000
jobs and $326 million in local taxes across the state.

The potential for these tax credit programs to bring even more
private investment to Austin provides the City of Austin an
opportunity to further leverage taxpayer dollars in benefit of
the Austin History Center Campus and other publicly owned
properties. Moreover, historic tax credits assist in preserving
aspects of our built enviornment that makes Austin such an
authentic and much-loved place live in.

What is the Federal Historic Rehabilitation Tax
Credit?

The Federal Historic Rehabilitation Tax Credit, often referred to
as the ‘historic tax credit,” is an investment tax credit’, a type of
investment that allows high-net worth individuals, businesses,
and banks to reduce their federal tax liability—dollar for
dollar—toward Qualified Rehabilitation Expenditures (or QREs)
of a federally-qualifying historic structure. Initially conceived

as an investment tool to save historic buildings, the credit’s
impact has brought billions of private investment to American
communities from urban downtowns to small town main streets,
also contributing to the creation of over 650,000 units of new
housing, nearly half of which are rehabilitated historic buildings.*

How Does the Historic Tax Credit Work?

The historic tax credit brings outside investment to historic
properties by allowing investors to take 20% of the QRESs off
their tax liability. For instance, if the cost to replace features
of a historic store costs $5 million, then $1 million of the
rehabilitation costs would be available to an investor seeking
to write down their federal tax liability. This simple example
assumes one investor has $1 million in tax liability to address.
In reality, large building renovations are often much larger
and more complex undertakings necessitating intermediaries,
including tax attorneys and auditors to ensure project costs
are legitimate, and tax credit syndicators who assist in finding
investors for larger-scale projects. Each of these actors plays a
critical role in this process wherein each charges a fee for service,
leading to the concept of pricing historic tax credits as in the
following example:

Exhibit A. The Value of a A Dollar: A HTC Breakdown Per Dollar
of Tax Credit

$1.00 Dollar of Tax Credit
-$0.13  Investor Return
$0.87  Gross Equity per Dollar of Tax Credit

for Project

For every $1 of tax credit equity, approximately 13 cents will be
given to the investor as a return on investment; in other words,
the investor will pay $0.87 for every $1 of tax credit. To help
facilitate the closing, additional fees are included in the project
and deducted from the value of the gross tax credit equity.

* National Park Service. Federal Tax Incentives for Rehabilitating Historic Buildings, 2022. https://www.nps.gov/subjects/taxincentives/upload/report-2022-annual.pdf.
* Texas Historical Commission. https:/www.thc.texas.gov/public/upload/publications/tax_credit-report-2022.pdf. Report on Historic Preservation ‘lax Credils in Texas,

Fiscal Years 2021-22 UPDATE. Retrieved 2024-04-07.
> Internal Revenue Code §47.

+ National Park Service. Federal ‘lax Incentives for Rehabilitating Historic Buildings, 2022. https://www.nps.gov/subjects/taxincentives/upload/report-2022-annual.pdf.
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These fees include three to eight cents (depending on the size

of the project) per dollar of tax credit equity for a consultant

or syndicator firm (of which BW&A is one) to manage the
transaction. Tax attorneys will typically charge $50,000 to
$150,000 per transaction to ensure property owners realize the
benefits of the historic tax credits; investors realize their return;
and ensure that the legal structure is compliant with tax rules
and IRS guidance. In addition, a Certified Public Accountant will
charge approximately $50,000 to prepare the financial model
required by the investor for closing and verify that all project
costs qualify as Qualified Rehabilitation Expenditures, making
them eligible for the federal and state historic tax credits.

As historic tax credits exist within a broader investment tax
credit market, the price of the historic tax credit will vary
depending on multiple factors: the size of a project, leading to
economies of scale the larger the project becomes; geography;
and type of historic structure undergoing rehabilitation. Using
the store example, the 20% $1 million tax credit generated from
$5 million in QRESs is worth $87,000 ($1 million x $0.87) in tax
credit equity.

Now with the project equity in hand, the credit is taken by the
investor (e.g., the high-net worth individual, business, bank, or

a combination of the three). The investor then writes down their
tax liability across five years following the completion of a capital
project. This concept of ‘back-ending’ equity into a capital project
ensures that the federal government, which is offering the tax
credit incentive, has secured a project’s completion by providing
the last dollars in order to complete a capital project, resulting in
the preservation of a historic building.

Qualifying for Historic Tax Credits

But what exactly is a historic building? This is where the National
Park Service (NPS) is critical to the implementation of the credit.
As the keeper of the National Register of Historic Places, the NPS
makes the final decisions as to what may be deemed historic.
From listing individual properties at the national, state, or local
level of historic designation to grouping properties in the case

of a historic district, the NPS, in partnership with State Historic
Preservation Offices (known as SHPOs), manages the regulatory
framework within which the federal historic rehabilitation tax
credit operates. Similarly, SHPOs consult federal guidelines

for qualifying historic properties in state historic tax credit
programs, of which there are 38 states with existing programs,
currently.’ These programs can often be taken advantage of at the
same time with the federal historic tax program crediting federal
income taxes and the state historic tax program crediting state
income taxes for third-party investors.

Using Federal & State Historic Tax Credits,
Together

Texas and Austin are fortunate that the Texas state historic tax
credit program offers not just 20% of QRES to be covered by the
credit, but 25% of eligible historic construction costs to be used
on historic renovations. Using the historic store example, we

see that the use of the federal and state historic tax credits allow
property owners to seek even more value in their renovation
projects, as illustrated by Exhibit B:

Exhibit B. Financing the Historic Store with Federal & Texas
State Historic Tax Credits

$5.000.,000 Total Historic Store Renovation Anticipated
Cost - Qualified Rehabilitation Expenditures
$275.000 Owner Project Financing
$1,000,000 20% Federal Historic Rehabilitation Tax Credit
$1,250,000 25% Texas State Historic Tax Credit
$1,957.500 Reduction in Combined Gross Total Tax
Credit Equity due to Credit Pricing*
+$33.750 Additional Owner Project Financing Needed
after Tax Credit Pricing Adjustment
$5,000,000 Completed Cost of Historic Store Renovation

Project

*(1,000,000 +$1,250,000 = $2,250,000; $2,250,000 x $0.87 =$1,957,500,
from Example A)

Using the simple example above, the power of historic tax credits
becomes all the more noticeable, particularly as capital project
costs increase. Later in this report, three examples of historic tax
credit projects across the U.S., with one example from Texas, will
model how governments have employed historic tax credits on
their publicly owned buildings.

Exhibit C. Key Terms

HTC - Historic Tax Credit

NPS - National Park Service

QRE - Qualified Rehabilitation Expenditures

SHPO - State Historic Preservation Office

20% - The percentage of QRE for the Federal HTC
25% - The percentage of QRE for the Texas State HTC

5 Novogradac. “State HTC Program Descriptions.” Novogradac. Accessed April 16, 2024. https://www.novoco.com/resource-centers/historic-tax-credits/state-htc-

program-descriptions.



Three Implementation Requirements for the
Federal Historic Tax Credit

1. Incentivize Private Investment. Conceived as a tool
to incentivize private investment, the federal historic
rehabilitation tax credit can only be applied to a qualifying
historic structure that incentivizes private investment.
Accordingly, capital projects have focused on creating spaces
and places that can be rented by third parties. From condos
to affordable housing, stores, restaurants, and arts and
culture spaces, to name a few examples, the credit has been
critical to unlocking the potential of the built environment
through the power of private investment and its incentives
to generate even more economic activity.

2. Prior Use Provision. Similarly, known as the “prior use
provision,” owners leveraging historic tax credits on their
historic buildings must ensure that the buildings undergo
a change of use, a stand-in measure to ensure private
investment takes place because of leveraging the federal tax
credit, with the ultimate goal to create “income producing”
buildings. While this provision is not a requirement in state
historic tax credit programs, this condition assists tax-
exempt property owners (like municipalities) in thinking
creatively about adaptive reuse of historic buildings when
looking to raise the additional equity from the federal
program, and a key consideration for the large Austin History
Center Campus project.

3. Substantial Rehabilitation Test. While state historic tax
credit programs tend to shadow the federal program closely,
a particular aspect of the federal program is the “substantial
rehabilitation test.” As defined by the National Park Service,
“this means that the cost of rehabilitation must exceed
the pre-rehabilitation cost of the building.” In the case of
the historic store, if two years earlier, a renovation project
conducted cost $10 million, the owner could not seek federal
historic tax credits on a $5 million rehabilitation project.

In short, the federal government is looking for the highest
return on investment for the tax credit incentive being
offered, arguably a higher standard than state tax credit
programs which do not have such mandates. In the case of
Texas, for instance, a property owner may use a state historic
tax credit on a roof, without even touching the rest of the
historic structure.

A HISTORIC
TAX CREDIT
PARTNER: BW&EA

Adam Markwood, Managing Director of Investments at Brian Wishneff &
Associates, based in Roanoke, Virginia. Source: BW&A

The Austin History Center Association partnered with Brian
Wishneff & Associates, a tax credit consulting and syndication
firm to showcase how the Austin History Center Campus project
can take full advantage of federal and state historic tax credits

as a publicly owned building. While these projects also took
advantage of other tax incentive programs such as the New
Markets Tax Credit and Sustainability Tax Credits, the following
discussion focuses on the federal and state (in each state) historic
tax credit programs which provided of the majority of capital to
complete the project.

In the following examples, Adam Markwood, Managing Director
of Investments at BW&A shares the following insights as the
leader behind the historic tax credit financing for each project.”
With over a $1 billion worth of private real estate investment
over 15-year career in tax credit consulting, Mr. Markwood and
his team have undertaken over 300 tax credit projects across

34 states. With this wealth of experience and applied expertise
across the United States, the Austin History Center Campus
vision stands to potentially benefit from a relatively obscure tax
incentive that carries with it an outsized impact given the scope
and cultural importance of the Campus project.

° National Park Service. “Eligibility Requirements.” National Parks Service. Accessed April 16, 2024. https://www.nps.gov/subjects/taxincentives/eligibility-requirements.htm.
7 Ronan, D. J., & Markwood, A. (2024, April 15). Using Historic Tax Credits on Publicly Owned Properties. personal.
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LESSONS FORAUSTIN: CASE STUDIES

Robinson Grand before renovation in 2014. Source: West Virginia Collection within the Carol M. Highsmith Archive, Library of Congress Prints & Photography Division

Robinson Grand Performing Arts Center
2Thez)1ter) in Clarksburg, West Virginia
2011

Along-downtrodden historic theater, the Robinson Theater, later
the Grand Theater, and then the Robinson Grand, had become

an eyesore in downtown Clarksburg. The City, which owned the
structure, worked with Wishneff & Associates to pair the federal
and West Virginia state tax credit programs to bring larger
investment to the downtown, enabling broader visioning of the
structure to host a performing arts center.

Project Specifications
Project Cost: $20,000,000
Historic Tax Credit Equity: $4,000,000

Sponsoring Entities: City of Clarksburg & Clarksburg
Development Authority

Sticking Points: As USDA financing was involved in the ‘capital
stack’ of sources used to complete the renovation project,
initially, the federal agency was not aware of historic tax credit
financing structures, which led to project delays. Additionally,
the banks involved as investors in the project were also not
familiar with the mechanics of historic tax credits, necessitating

additional education. To circumvent the prior use provision,
Wishneff proposed the City create an LLC, or limited liability
corporation, which the City was uncomfortable with initiating.

Lessons Learned: Noting the gaps in education throughout this
project, it was clear that engaging with funding and financing
partners early in the development process to avoid delays was
critical to the project’s overall success. Moreover, analyzing the
economic development entities, such as the local Clarksburg
Development Authority, which ended up taking on the project as
a non-profit, allowed the project to move forward by meeting the
requirements of the federal historic tax credit program.

Implications for Austin History Center
Campus project:

Before engaging on a project that is publicly-owned,
ensure that all economic development entities are at the
table, aware of the capital project, and consider their ability

to assist in its completion. Additionally, by determining

the capital stack early on, much time and resources will be
saved in building towards the ultimate solution for project
financing.




Fort Conde Inn completed project in 2016. Source: Fort Conde Inn

Fort Conde Inn in Mobile, Alabama
(2012)

A formal French colonial fort constructed in 1793 and owned

by the City of Mobile, city leaders undertook a $2.5 million
renovation of the fort’s most iconic historic structure, converting
it into a luxury hotel. The resulting hotel, producing 18 boutique
hotel rooms in the context of a historic site, is one example of a
successful use of the federal historic tax credit program.

Project Specifications
Project Cost: $2,500,000
Historic Tax Credit Equity: $500,000

Sponsoring Entity: Fort Conde Restoration Partners, LLC

Sticking Points: This project did not have any sticking points
because the City of Mobile knew exactly what it wanted out of the

capital project and had a clear plan on how to move forward.

8

Lessons Learned: The creation of long-term lease structures
allow continued ownership through the conveyance of a
management to a third-party operator, ensuring that the prior
use provision is met to complete the project with federal historic
tax credit financing. The project also showcased how good
political leadership at the levels of government interfacing with
the project, in this case the City and the County, is essential to
completing the project.

Implications for Austin History Center
Campus project:

Be aware of the local politics and potential information
gaps for a historic tax credit project. By working with these
individuals, potential roadblocks in the development process
may be avoided.



The Historic Harrison County Courthouse in 2020. Source: Library of Congress

Harrison County Courthouse
in Marshall, Texas (2015)

A project undertaken by Harrison County, the historic
courthouse built in 1900 is the pride and joy of the local
community. When it was rehabilitated in 2011, the County worked
to comply with the federal historic tax credit’s prior use provision
by partnering with a local nonprofit to create a museum

devoted to Harrison County, ensuring the completion of project
financing.

Project Specifications
Project Cost: $11,100,000
Historic Tax Credit Equity: $2,200,000

Sponsoring Entity: Harrison County

Sticking Points: As Harrison County was the owner of the space,
the prior use provision was an issue to resolve. With the County
agreeing to use only 30 percent of the space, a historical museum
occupying another 30 percent, and the remaining 40 percent
devoted to the Visitor’s Bureau and as an event space, the County
and Wishneff were able to creatively qualify for the federal
historic tax credit. Even with this solution, however, the question

of which entity was going to qualify for the tax credit partnership
was a question needing further exploration. The County’s team
concluded that while they couldn’t set up an LLC, the “Friends
of” organization could play the role as the head of the LL.C
partnership allowing the historic tax credits to be monetized for
the project.

Lessons Learned: Upon starting this project, it was important

to analyze the prior use questions and manager role up-front,
ensuring there is an ultimate financing solution that can

deliver the project. Further, the desire on behalf of the owner

of the building to want to make a solution work is imperative,
requiring creative thinking and a willingness to be innovative and
entrepreneurial.

Implications for Austin History Center
Campus project:

For future projects, vetting potential issues with the prior
use provision, including the manager’s role and the client’s

willingness to problem solve are critical components to a

successful project to examine before proceeding too far
along in proposed finance structures for a given project.




THE PARTNERS
OF THE AUSTIN
HISTORY CAMPUS

To complete the Austin History Center Campus, the large
capital project will require the cooperation of several partners,
including:

The Austin History Center Association & the
Austin History Center (Austin Public Library)

The Austin Public Library Staff and AHCA Staff tour the John H. Faulk Building
roof in April 2024. Source: AHCA

The Austin History Center Association (AHCA) is the ‘friends
group’ of the Austin History Center (AHC), the City-owned and
Austin Public Library-managed archives building, originally
constructed in 1933 as the Austin Central Library. AHCA’s mission
is to ensure that the diverse stories of Austin and Travis County
are discovered, collected, presented, and preserved by producing
timely history-based programming, oral history creation, and
ongoing fundraising for the AHC. The Austin History Center’s
mission to “procure, preserve, present, and provide the
historical records that make up Austin’s unique story,” delineates
the symbiotic relationship between the two: the Association
advocates and the Center operates. With this understanding,
both partners approach the Austin History Center Campus
project with an ability to see the broader unmet possibility of
America’s 10th largest city: a history museum.

The Historic Resources

Both the 1933 Austin Public Library and 1978 John H. Faulk
Building are on the National Register of Historic Places.
The Austin History Center is also a Recorded Texas Historic
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Landmark, a State Antiquities Landmark, and an Austin City
Landmark. The Association is in the process of working with

the City of Austin to list the Faulk Building as an Austin City
Landmark and anticipates its listing later this year. Both buildings
contain significant structural and historical integrity with few
alterations. The Austin Public Library and the Faulk Building are
two distinct buildings that served as Austin’s Central Library
from 1933-78 and 1978-2017. These two adjacent properties can
use historic tax credits given their historic status (communicated
later in this report) and will be connected to provide one cohesive
visitor experience.

The Financing Expertise

The key problem this report intends to solve is the expertise gap
between tax credit syndication firms and municipal governments
about the use of federal and state historic tax credits (HTCs) for
capital projects on city-owned properties. To this aim, the AHHCA
has engaged Adam Markwood, Managing Director of Investments
of Brian Wishneff & Associates (BW&A), a national tax credit
consulting, syndication, and development projects firm, to assist
in creating this technical report on this development topic.

BWE&A has shared national examples (detailed later in this
report), demonstrating how properties owned by the public
sector have successfully used HTCs while working within the
parameters of the federal historic tax credit and state historic
tax credit programs. Through a site visit to Austin, interviews
with project stakeholders connected with the City of Austin as
well as the AHCA, this report outlines how a practitioner in tax
credit markets could feasibly leverage historic tax credits for the
Austin History Center, bringing the Austin History Center closer
towards its shared 2028 vision.

Elected Officials & City of Austin Staff

The City of Austin Council-Manager form of government
increases the group of individuals requiring engagement and
education, including City Council Members and staff, the Mayor
and staff, the City Manager and Assistant City Managers, and

the City Legal Department. This list will undoubtedly be over 150
people, however, their knowledge and participation in the Austin
History Center Campus project will ensure it ultimate success.
With their involvement, the Austin History Center Campus
project may serve as a case example of how to employ historic tax
credits on city owned properties across Austin.

Initial estimates place an expanded Austin History Center
Campus at approximately $200 million. Creating relationships
that help sustain not only the knowledge base of historic tax
credits, but also how to use them, is critical. This report outlines
how a practitioner in tax credit markets could feasibly leverage
historic tax credits for the Austin History Center, bringing the
Austin History Center closer towards its shared Campus vision.



RECOMMENDATIONS

The City of Austin has a tremendous amount of historic fabric

by virtue of its role as a historic Texas City. Founded in 1839, the
City has fifteen years before its bicentennial to think critically
about how it recognizes, values, and most importantly, protects
its historic built environment, which increasingly experiences
the pressure of increased private investment. The takeaways
presented from these examples, centering on the value of proper
non-profit partners, broader goal cooperation, and management
of tax credit parameters such as the prior use provision, all are
valuable lessons for the City of Austin to consider. As the Austin
Public Library and the AHCA grow closer in partnership to make
the Campus vision of the Austin History Center that much closer
of a reality, this report calls attention to three examples of how
publicly owned properties have successfully leveraged historic
tax credits.

Moving forward, the AHCA recommends the following course

of action to begin a broader conversation around the use of tax
credits for the successful expansion of the Austin History Center
Campus project:

1.  Convene a “Commiltee of 100” library, city, and civic
leaders to learn about the tax credits and how they can be
successfully leveraged with additional resources forming the
capital stack of the Austin History Center Campus, including
but not limited to: Austin general fund revenue, municipal
bonds, hotel occupancy taxes, and additional county, state,
and federal funds;

2. Engage the Austin Economic Development Corporation to
assist in leveraging both the federal and state historic tax
credits, managing procurement and construction of the
Austin History Center Campus, and serving as the primary
lessor of the Austin History Center Campus on behalf of the
City of Austin; and

3. Build a system of incentives review that includes federal
and state historic tax credits for all city owned properties.
This initiative can be dovetailed with the most recent call to
inventory publicly owned properties in the 78702 area code
encompassing the historic Black and Latino neighborhoods
in East Austin, helping build the City of Austin’s collective
expertise about this impactful development tool.?

The federal and Texas state historic tax credit programs, (while
most commonly used for privately-owned, income-producing
historic properties) should be explored as tax incentive programs
that allows the City of Austin as a public entity, to partner
collaboratively with non-profit and private partners to leverage
its publicly owned municipal assets. The historic real estate
case studies in this report show how government entities both
nationally and in Texas have thought creatively - and with a
growth mindset - to channel the power and dynamism of the
private market to responsibly steward and preserve our historic
resources.

The City of Austin is a place that merits the long-term
preservation of its historic fabric and the informed leadership to
make it happen. Together we can ensure that the next 100 years
of our history recognizes the stories of all Austinites on a future
Austin History Center Campus that brings deeper conversation
and meaning around what it means to be an ‘Austinite,” and what
it means to be truly a member of the Austin community.

The Austin History Center Campus project will require partnership between the
Austin Public Library and the Austin History Center Association. Here pictured
is Director of Libraries, Roosevelt Weeks, and Daniel Ronan, Interim Executive
Director of the AHCA. Source: AHCA

8 Chad Swiatecki, “City to Tally Public Assets in 78702 with Goal of Preservation and Activation,” Austin Monitor, April 23, 2024, https:/www.austinmonitor.com/
stories/2024/04/city-to-tally-public-assets-in-78702-with-goal-of-preservation-and-activation/.
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