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Historic Tax Credit Growth & 
Opportunity Act

HTC-GO (H.R. 2941/S. 1459)

Sponsors

Rep. LaHood (R-IL) / Rep. Souzzi (D-NY)

Sen. Cassidy (R-LA) / Sen. Warner (D-VA)

Provisions

Returns Delivery of HTC from 5 years to 1 year

Lowers Substantial Rehabilitation Threshold

Eliminates the HTC Basis Adjustment 

Makes the HTC Easier to Use for Non-Profit 
Organizations

Increases the credit from 20% to 30% for smaller and rural 
projects and allows these credits to be transferred



The Historic Tax Credit (HTC)

Encourages private investment to 

revitalize often vacant & underutilized 

historic properties 

Fills Financing Gaps Between What Banks Will Lend 
& What the Project Will Cost

20% Federal Tax Credit on Rehabilitation Costs of 
Certified Historic Properties

HTC is Delivered to Property Owner over 5 years 
(4% per year) after Building is Placed-In-Service and 
Final NPS Part 3 Approval 

Represents the Largest Federal Financial Investment 
in Historic Preservation



Federal HTC Economic Impacts | 1977 - 2023

49,000+
Historic buildings saved

$44.3B
Total HTCs generated

$235B
HTC financed investment

3.2M+
Direct and indirect jobs 
created

$50.3B
Federal tax revenue 
generated

665,000+
housing units created/ 
rehabbed, including 
~200,000 low- and 
moderate- income unites



Federal HTC Challenges

Sky-rocketing costs & increasing 

financing gaps

Financing challenges from IRS guidance & spread 
of credit over 5-years (TCJA-2017)

Difficult for smaller projects to monetize credits

HTC part 2 applications are down approximately 
20%



Improving the HTC

Message to Congress:

Co-Sponsor the 
Historic Tax Credit 
Growth and 
Opportunity Act 
[HTC-GO 
(H.R. 2941/S. 1459)] 
and include provisions 
in the emerging tax bill! 

Support HTC-GO provisions in the 2025 

Tax Bill to make the Federal Historic 

Tax Credit more valuable & easier to use by:

Returning the HTC to a one-year credit

Eliminating the basis adjustment

Making more historic buildings eligible to use the HTC

Enhancing the HTC for smaller/rural projects



Improving the HTC

Constituents 

and project 

sponsors should 

contact tax 

writers ASAP!

Senate Finance Committee and 

House Ways and Means Committee



Budget Reconciliation

A process to pass a budget bill 

that avoids the Senate filibuster:

Byrd Bath Considerations

Must have a Budget Impact

Special rules and protections, unlocked by 
passing a Budget
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D. Provisions Expiring in 2025 

Provision (Code section) Expiration Date 

1. Modification of individual income tax 
rates (sec. 1(j)) 

12/31/25 

2. Child tax credit:  Increased credit amount, 
increased refundable amount, reduced 

earned income threshold, and modification 
of identification requirements (sec. 24(h)) 

12/31/25 

3. New markets tax credit (sec. 45D(f)(1))12 12/31/25 

4. Beginning-of-construction date for certain 

qualified carbon oxide sequestration 
facilities (sec. 45Q(d)(1)) 

12/31/25 

5. Employer credit for paid family and 
medical leave (sec. 45S(i)) 

12/31/25 

6. Beginning-of-construction date for offshore 
wind facilities eligible to claim the 
investment credit in lieu of the renewable 
electricity production credit 

(sec. 48(a)(5))13 

12/31/25 

7. Work opportunity credit (sec. 51(c)(4)) 12/31/25 

8. Increase in exemption amount and 
phaseout threshold of individual AMT 

(sec. 55) 

12/31/25 

 
12  Subject to a carryover.  No amount may be carried to any calendar year after 2030.  Sec. 45D(f)(3). 

13  December 31, 2021, in the case of other wind facilities. 
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Provision (Code section) Expiration Date 

9. Rate on modified taxable income and 

treatment of credits in the calculation of 
base erosion minimum tax amount 
(sec. 59A(b)(2)) 

12/31/25 

10. Increase in standard deduction of 

individuals (sec. 63(c)(7)) 

12/31/25 

11. Suspension of miscellaneous itemized 
deduction (sec. 67(g)) 

12/31/25 

12. Suspension of limitation on itemized 

deductions (sec. 68(f)) 

12/31/25 

13. Exclusion from gross income of discharge 
of indebtedness on principal residence 

(sec. 108(a)(1)(E)) 

12/31/25 

14. Special rule for certain discharges of 
student loans (sec. 108(f)(5)) 

12/31/25 

15. Exclusion for certain employer payments 

of student loans (sec. 127(c)(1)(B)) 

12/31/25 

16. Suspension of exclusion for 
reimbursement of bicycle commuting 
(sec. 132(f)(8)) 

12/31/25 

17. Suspension of exclusion for moving 

expense reimbursement (sec. 132(g)(2)) 

12/31/25 

18. Suspension of deduction for personal 
exemptions (sec. 151(d)(5))  

12/31/25 
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Provision (Code section) Expiration Date 

19. Limitation on deduction for qualified 

residence interest, suspension of deduction 
for home equity interest 
(sec. 163(h)(3)(F)) 

12/31/25 

20. Limitation on deduction for State, local, 

etc., taxes (sec. 164(b)(6)) 

12/31/25 

21. Personal casualty losses limited to 
Federally declared disaster areas 

(sec. 165(h)(5)) 

12/31/25 

22. Modification of rules relating to 
computation of wagering losses 
(sec. 165(d)) 

12/31/25 

23. Seven-year recovery period for motorsports 
entertainment complexes 
(sec. 168(e)(3)(C)(ii) and (i)(15)(D)) 

12/31/25 

24. Increase in percentage limitation on cash 

contributions to public charities 
(sec. 170(b)(1)(G)) 

12/31/25 

25. Special expensing rules for certain film, 
television, and live theatrical productions 

(sec. 181(g))14 

12/31/25 

26. Qualified business income deduction 
(sec. 199A(i)) 

12/31/25 

 
14  Qualified film, television, and live theatrical productions (as defined in section 181(d) and (e)) are 

eligible for the additional first-year depreciation allowance under section 168(k) if (1) acquired and placed in service 
after September 27, 2017, and before January 1, 2027, and (2) a  deduction otherwise would have been allowable 
under section 181 without regard to the dollar limitation or termination of that section.  See sec. 168(k)(2)(A)(i)(IV) 

and (V).   
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Provision (Code section) Expiration Date 

27. Suspension of deduction for moving 

expenses (sec. 217(k)) 

12/31/25 

28. Deduction percentages for foreign-derived 
intangible income and global intangible 

low-taxed income (sec. 250(a)(3)) 

12/31/25 

29. Deductibility of employer de minimis 
meals and related eating facility, and 
meals for the convenience of the employer 

(sec. 274(o)) 

12/31/25 

30. Transfer of excess pension assets to retiree 
health and life insurance accounts 
(sec. 420(b)(4)) 

12/31/25 

31. ABLE accounts (sec. 529A):  

a. Contributions eligible for saver’s credit 
(sec. 25B(d)(1)(D)) 

12/31/25 

b. Rollovers from qualified tuition 
programs permitted 
(sec. 529(c)(3)(C)(i)(III)) 

12/31/25 

c. Increase in contributions limit 
(sec. 529A(b)(2)(B)) 

12/31/25 

32. Look-through treatment of payments 
between related controlled foreign 

corporations under the foreign personal 
holding company rules (sec. 954(c)(6)(C))  

12/31/25 
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Provision (Code section) Expiration Date 

33. Empowerment zone tax incentives:15  

a. Designation of an empowerment zone 
and of additional empowerment zones 

(sec. 1391(d)(1)(A)(i) and (h)(2)) 

12/31/25 

b. Empowerment zone tax-exempt bonds 
(secs. 1394 and 1391(d)(1)(A)(i)) 

12/31/25 

c. Empowerment zone employment credit 
(secs. 1396 and 1391(d)(1)(A)(i)) 

12/31/25 

34. Increase in estate and gift tax exemption 
(sec. 2010(c)(3)(C)) 

12/31/25 

35. Oil Spill Liability Trust Fund financing rate 
(sec. 4611(f)(2)) 

12/31/25 

36. Treatment of certain individuals 
performing services in the Sinai Peninsula 

of Egypt (sec. 11026 of Public Law 115-
97)  

12/31/25 

  

 
15  The empowerment zone tax incentives may expire before December 31, 2025, if a  State or local 

government provides for an earlier termination date.   
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E. Provisions Expiring in 2026 

Provision (Code section) Expiration Date 

1. Additional first-year depreciation with 
respect to qualified property 
(secs. 168(k)(2)(A)(iii) and 
460(c)(6)(B))16  

12/31/26 

2. Election of additional depreciation for 
certain plants bearing fruits and nuts 

(sec. 168(k)(5)(A))17  

12/31/26 

3. Limitation on excess business losses of 

noncorporate taxpayers (sec. 461(l)) 

12/31/26 

4. Election to invest capital gains in an 

opportunity zone (sec. 1400Z-2(a)(2)(B)) 

12/31/26 

  

 
16  Subject to a phasedown in 2023-2026.  December 31, 2027, for certain longer-lived and transportation 

property (subject to a  phasedown in 2024-2027).  Sec. 168(k)(2)(B)(i)(II) and (6)(A) and (B).   

17  Subject to a phasedown in 2023-2026.  Sec. 168(k)(6)(C).   
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JOINT COMMITTEE ON TAXATION

June 9, 2025

JCX-27-25

Present

Law

Percent Percent Percent Percent Percent

  Less than $15,000........................ $ 0.6        12.0 %  $ 5.2         0.1 %  $ 5.9         0.1 %        4.0 %        4.5 %  

  $15,000 to $30,000...................... $ – 3.7     – 22.9 %  $ 16.3         0.3 %  $ 12.6         0.3 %        2.9 %        2.2 %  

  $30,000 to $40,000...................... $ – 7.2     – 17.9 %  $ 40.3         0.8 %  $ 33.1         0.7 %        6.6 %        5.4 %  

  $40,000 to $50,000...................... $ – 10.2     – 16.4 %  $ 62.0         1.2 %  $ 51.8         1.1 %        9.0 %        7.5 %  

  $50,000 to $60,000...................... $ – 13.2     – 14.8 %  $ 89.5         1.8 %  $ 76.3         1.7 %       11.3 %        9.6 %  

  $60,000 to $80,000...................... $ – 29.4     – 13.1 %  $ 225.4         4.4 %  $ 195.9         4.3 %       13.1 %       11.4 %  

  $80,000 to $100,000.................... $ – 31.4     – 12.5 %  $ 250.5         4.9 %  $ 219.2         4.8 %       15.4 %       13.5 %  

$100,000 to $150,000.................... $ – 72.2     – 11.8 %  $ 610.3        12.0 %  $ 538.1        11.8 %       17.3 %       15.3 %  

$150,000 to $200,000.................... $ – 64.1     – 11.8 %  $ 542.4        10.6 %  $ 478.3        10.5 %       19.8 %       17.4 %  

$200,000 to $500,000.................... $ – 161.8     – 10.5 %  $ 1,545.8        30.3 %  $ 1,384.0        30.5 %       24.1 %       21.6 %  

$500,000 to $1,000,000................. $ – 74.3     – 12.5 %  $ 593.4        11.6 %  $ 519.1        11.4 %       29.8 %       26.0 %  

$1,000,000 and Above................... $ – 93.6     –  8.3 %  $ 1,123.7        22.0 %  $ 1,030.1        22.7 %       31.1 %       28.3 %  

Total, All Taxpayers.................... $ – 560.5     – 11.0 %  $ 5,104.9        100.0 %  $ 4,544.3        100.0 %       20.9 %       18.6 %  

Joint Committee on Taxation

Note: Details may not add to totals due to rounding.

[1] This table provides a distributional analysis of the estimated revenue effects given in JCX-26-25R, excluding Subtitle A, Part 1, Provisions 6, and 13 through 18; Subtitle A, Part 2,

      Provisions 4, 5, 8 through 11, 13, and 14; Subtitle B, Part 2, Provisions 2, 6, 8, 10, and 12; Subtitle B, Part 3; Subtitle C, Part 1, Provisions 1, 2, 3, 5, 6, 16, 17, 20 through 25, 29, 30, and 

      31; Subtitle C, Part 2, Provisions 3, 4, and 5; and Subtitle C, Part 3, Provisions 4, 5, 7, 8, and 9.  See pages 9 through 12 of this document.  Individuals who are dependents of other 

      taxpayers, and taxpayers with negative income are excluded from the analysis.  Does not include indirect effects.

[2] The measure of income used to place tax returns into income categories is adjusted gross income ("AGI") plus (1) tax-exempt interest, (2) employer contributions for health plans and life 

      insurance, (3) employer share of FICA tax, (4) workers' compensation,  (5) nontaxable Social Security benefits, (6) insurance value of Medicare benefits, (7) alternative minimum tax 

      preference items, (8) individual share of business taxes, and (9) excluded income of U.S. citizens living abroad.  Categories are measured at 2025 levels.

[3] Federal taxes are equal to individual income tax (including the outlay portion of refundable credits), employment tax (attributed to employees), excise taxes (attributed to consumers), and 

      corporate income taxes.  The estimates of Federal taxes are preliminary and subject to change.

[4] The average tax rate is equal to Federal taxes described in footnote [3] divided by income described in footnote [2].

Proposal
Taxes

[3]
Present Law Proposal

DISTRIBUTION OF THE ESTIMATED REVENUE EFFECTS OF TAX PROVISIONS

TO PROVIDE FOR RECONCILIATION OF THE FISCAL YEAR 2025 BUDGET

AS PASSED BY THE HOUSE OF REPRESENTATIVES ON MAY 22, 2025
[1]

Calendar Year 2027

Change In Federal Taxes
[3]

Federal Taxes
[3]

Average Tax Rate
[4]

Billions Billions Billions

Income Category
[2]

Federal Under Under

Page 1





House Committee Instructions Senate Committee Instructions 

Committee Type of 
Instruction 

Amount, 
FY2025-
FY2034 (in 
Billions)a 

Committee Type of 
Instruction 

Amount, 
FY2025-
FY2034 (in 
Billions) 

Agriculture	 Deficit	 -$1		 Agriculture,	
Nutrition,	and	
Forestry	

Deficit	 -$1		

Armed	Services	 Deficit	 +$150		 Armed	Services	 Deficit	 +$150		

Education	and	
Workforce	

Deficit	 -$1		 Commerce,	Science,	
and	Transportation	

Deficit	 +$20		

Energy	and	
Commerce	

Deficit	 -$1		 Energy	and	Natural	
Resources	

Deficit	 -$1		

Natural	Resources	 Deficit	 -$1		 Environment	and	
Public	Works	

Deficit	 +$1		

Homeland	Security	 Deficit	 +$175b	 Finance	 Deficit	 -$1		

Judiciary	 Deficit	 +$175b	 Health,	Education,	
Labor,	and	Pensions	

Deficit	 -$1		

Transportation	and	
Infrastructure	

Deficit	 +$20		 Homeland	Security	
and	Governmental	
Affairs	

Deficit	 +$175b	

	   
Judiciary	 Deficit	 +$175b	

Minimum	Deficit	
Reduction	

$4	billion	 Minimum	Deficit	
Reduction	

$4	billion	

Maximum	Deficit	
Increase	

$520	billion	 Maximum	Deficit	
Increase	

$521	billion	

Source CRS 



Improving the HTC

Scan to sign up and 
join advocacy efforts



How to Get Involved

Scan to access 
HTC-GO Factsheet



Questions?



Thank you!
This presentation contains images used under license. Retransmission, republication, redistribution, and downloading of this presentation, including any of the images as stand-alone files, is prohibited. 

This presentation may be considered advertising under certain rules of professional conduct. The content should not be construed as legal advice, and readers should not act upon information in this 

publication without professional counsel. ©2025 Nixon Peabody LLP. All rights reserved.


