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	Name of Property: Hutchinson House Heritage Site Final Restoration Phase
	Street 1: 7666 Point of Pines Road
	State: South Carolina
	City: Edisto Island
	Street 2: 
	Zip Code: 29438
	County: Charleston
	Does applicant own property/collection: [ Yes]
	Type of Applicant: [Non-Profit Organization]
	Federal amount requested: $171,512
	Applicant amount requested: $3,808
	Total amount requested: $175,320
	Type of Project: [Physical Preservation]
	Significance: The Hutchinson House, located on Edisto Island in the South Carolina lowcountry, was constructed in 1885 by Henry Hutchinson on land purchased by his father James “Jim” Hutchinson. Both men had been born into slavery on Edisto. The house was a statement of resilience, stability, and success. Although the house is not large, the one and a half story building is raised off of the ground and stands tall on the landscape. Originally built in a folk Victorian style, the house had a wrap-around porch on three sides and decorative bargeboard details. The structure is mortise and tenon timber framing. When the house was vacated in the 1980s, it fell into disrepair. Today, the central one and a half story heart of the house with its original interior remains.

The Hutchinson House played an important role in African-American civil rights and the struggle for equality. Jim Hutchinson’s roles in the Civil War and activism after emancipation had a large impact on residents, his family, and his son Henry.

Jim Hutchinson actively participated in local Union efforts during the Civil War. In an 1863 report, Acting Master Dutch, US Navy, wrote, “I have the honor to report that on the morning of the 9th James Hutchinson and William Bailey, contrabands, were brought to the ship… Upon examination, I learned from Hutchinson that a body of rebel pickets were stationed on Edisto Island, with instructions to watch and report to the commander of the rebel camp at Adams Run all the movements of our gunboats and troops in Edisto River and vicinity. Nine rebels were captured.” Jim enlisted in the Union Navy in 1863. After the war, he returned as a veteran and hero.

During Reconstruction, Edisto was considered a center of political activities. Many newly emancipated residents obtained land through the Freedmen’s Bureau, only for that ownership to soon be rescinded by President Johnson. According to the papers of Governor Scott, a large group of Black residents met on Edisto in 1870 to request that a plantation on the island be purchased and divided amongst the group. This meeting was chaired by Jim Hutchinson, who had been elected Republican Chairman.

In the book And I’m Glad, an Oral History of Edisto Island, the importance of Hutchinson’s leadership is clear. “We had some Black kings around here in the old days…Jim Hutchinson was one. He got the people together and they put colored people in the legislature and had a colored magistrate here. He helped get land for the poor people. Jim bought up all the land around Freedmen’s Village…he got the colored people together and led them and helped them to get a clear title to their land. He had a voice in all political law making.” An 1882 article in The News and Courier described Hutchinson’s efforts to help his community members register to vote. The article described a meeting held by Jim as having “Hostility to the Whites the Keynote of their Song.” Given this response of the white community to Hutchinson’s efforts, it is perhaps unsurprising that on July 4, 1885, Jim Hutchinson was murdered by a white man who was later acquitted of the crime.

In the years following his father’s death, Henry continued to support his community through leadership, property ownership, and wealth building. The house itself became a gathering place for neighbors and a safe haven during bad weather. By 1900, Henry was using the land around the Hutchinson House to grow cotton, and had added a cotton gin to the property that served his neighbors. He built a relationship with a factor in Charleston to eliminate the need for white middlemen in the sale of cotton. As a testament to his family’s understanding of the power of education, two of his daughters became teachers on Edisto. Henry’s granddaughter Myrtle was crowned Queen Miss Voter Registration of the Lower East Side (New York City) in 1963. Even now, Henry’s great-great-grandson continues leading voter registration efforts on Edisto Island, bringing his family’s legacy to the 2020 elections and positively impacting the community still.

The work of the Hutchinson family was important on the rural, isolated barrier island and illustrates a side of the civil rights story that is less frequently highlighted in the retelling of this movement. The Hutchinson House was at the center of the struggle for equality, showing the push for land ownership and community that helped improve the lives of the people who stood together in its rooms. 

The Hutchinson House is listed on the National Register of Historic Places (S10817710151). Descendant Myrtle Hutchinson Esteves provided the information for the application. The summary of significance describes the house “as the oldest identified intact house on Edisto Island associated with the Black community after the Civil War. It was the residence of Henry Hutchinson…[who] built and operated the first cotton gin owned by a Black on the island from ca. 1900 to ca. 1920. Hutchinson was born a slave in 1860 and was the son of James Hutchinson, a mulatto who made notable attempts both as a slave and as a freedman to improved conditions for Blacks on Edisto Island.”

Listed in 1987, the Hutchinson House is one property in a multiple resource submission. The nomination contains very little information. It is our intent to revise the listing as a part of this proposed project.
The period of significance for the Hutchinson House is 1885 - 1920. After 1920, the wrap-around porch was first modified and eventually removed by 1940, replaced by two smaller porches. By the 1950s, additional rooms had been built on the back of the house. The one and a half story central portion of the house has remained remarkably unchanged since construction.

The Hutchinson’s retained ownership of the property through 2016, though the house had not been occupied since the 1980s. During the years that the house was unoccupied, the rear additions deteriorated and collapsed. The house was listed for sale in very poor condition and was purchased by the Edisto Island Open Land Trust with the intent to save the house from imminent collapse. EIOLT cleared vegetation and protected the house with temporary shoring and a roof structure placed over the building. In 2020, structural repairs were made, taking care to preserve the original structural fabric, supporting it with sisters instead of replacing. The building envelope was repaired, preserving what remained of the original fabric and replicating it where necessary.

The interior of the Hutchinson House is incredibly intact. The board and batten ceilings, beadboard walls, mantles, and floor boards have largely survived renovations and deferred maintenance. There are areas of the floor where rot has rendered the area unstable, and areas of beadboard are either missing or deteriorated. However, there is more than enough original historic fabric to guide the restoration of the missing finishes. Our proposed project would restore the interior to its 1885 appearance.

	Severity of Threat: When the Edisto Island Open Land Trust purchased the Hutchinson House, the building was in very real danger of being lost due to severe structural issues, water intrusion, and general neglect. While recent phases of stabilization work have addressed the most immediate threats to the house’s survival, only the building envelope and structural framing have been repaired. The interior is still in a state of disrepair, which prevents EIOLT from being able to use the building for educational programming or tours.
 
The main source of damage to the interior finishes was years of water intrusion and exposure to weather caused by an unmaintained building envelope. The interior finishes are all wood - wooden floor boards, beadboard walls, board and batten ceilings, and wooden mantels, all of which we believe to be original to the 1885 construction. The severely damaged roof, missing window sashes, and gaps in the wall cladding allowed copious amounts of water to enter the building, rotting wall boards and flooring in addition to causing other damage. Currently, there are areas of the floor that are unsafe to walk on, and the wall studs are exposed in several locations where the beadboard is missing. The staircase, a unique design utilizing cantilevered and hanging structural elements, needs structural strengthening and repairs to make it safe for visitors. Additionally, the painted finish on the interior elements is deteriorating, with flaking paint posing a lead threat and leaving unprotected wooden surfaces. In its current state, the Hutchinson House is no longer in immediate danger of collapse and loss as it was just a year ago, but it cannot yet be utilized by the community.

The proposed project is heavily focused on the restoration of the interior of the house. We have chosen a restoration approach to this project because the house retains a significant portion of its original material, and missing elements like the wrap around porch are fairly well documented in photographs and physical evidence. We also want to use the Hutchinson House to illustrate a time period in history which is under-represented, and we believe that the most effective way to do so is to return the house to the state it was in during the period of significance (1885-1920).

We propose conducting paint analysis to determine the color history so that we can treat the surfaces as they were during the period of significance. Paint analysis will also be conducted on the exterior of the house, which has been repaired and primed, but currently needs to be painted. Lead paint will be safely abated once the paint analysis has been completed. Special care will be taken to avoid damaging the wooden surfaces during the abatement process. Missing portions of the beadboard, flooring, and ceiling boards will be replicated in-kind and pieced in to the existing materials, preserving as much of the original fabric as possible. The staircase will be partially or completely deconstructed, repaired or strengthened, and restored. All of this work will create a safe environment for visitors to the house. We will then focus on restoring the look of the interior to showcase the house as it would have been seen by Henry Hutchinson himself. This will provide educational information to the local community to help them understand how this property operated as a crucial community gathering place.

In addition to the physical work on the house, we have included as part of our proposal research into the history of the house. This is proposed in two parts. First, we would like to find more information about the original materials and architectural details. While we do have access to a number of historic photographs, we would like to find more photographs and other information to help confirm the original detailing of the house during the period of significance. With this, we can come up with a more complete plan for the restoration of the interior spaces, as well as learn more about the wrap-around porch removed in the early 20th century. Once we are able to determine more about the original detailing, we will reconstruct those missing 1885 spaces. Second, we would like to amend the National Register listing to include a full history of the property and the Hutchinson family in order to bring the story to a wider audience. This research will also help guide our programming, exhibits, and signage. We hope to greatly expand our knowledge regarding the impact that the entire Hutchinson family had on the lives of his African-American neighbors on Edisto Island and beyond, and how that impact fits into the story of the national Civil Rights movement and struggle for equality.

The Edisto Island Open Land Trust has been laser focused on the long-term preservation of the Hutchinson House. After acquiring the property, we knew the house needed immediate attention. We provided emergency temporary stabilization to prevent the building’s loss while we worked on a plan and funding for more permanent solutions. We underwent a preservation planning process with an architect, engineer, and architectural conservator to help guide us through the restoration of this house. Following the guidelines in the plan, we had the design team put together plans and specifications for the stabilization of the structure and building envelope. That work was completed during 2020.

Now that the ongoing threats of water intrusion and structural failure have been removed, we turn our attention to the remarkably intact interior spaces. These elements are truly the tangible bridge that allows us to connect with Henry Hutchinson and his family. With the work that was previously completed, we know that the interior restoration will be protected, and that upkeep will therefore be sustainable. The work included in the proposed project scope will allow EIOLT to build programming and educational resources using the house, which will help encourage community buy-in to the property and its maintenance and also increase fundraising event opportunities.

	Migitation of Threat: Non-Construction Tasks:
1) Research and planning work, Architectural Conservator: Provide a detailed report about the interior to include a condition assessment following the recently-completed stabilization work, information about the original architecture of the house focusing on the interior and missing 1885 exterior details, and recommendations for upcoming restoration work.
2) Research and amendment to the National Register Listing, Historian: Work includes detailed research about the history of the property and Hutchinson family. The current NRHP listing is from 1987 and was part of a multiple resource nomination. The information about the Hutchinson House is limited to just a few sentences. Coordinating with the State Historic Preservation Office, the consultant would write an amended National Register listing to provide a more complete and accessible history of the house.
3) Material analysis: Interior and exterior paint analysis to determine original paint colors and document changes in color over the history of the house. If appropriate, mortar analysis of an area of original masonry (chimney, piers). If needed, analysis of wood.
4) Construction Documents, Architect and Structural Engineer: In coordination with Architectural Conservator, prepare drawings and specifications to guide the interior restoration work. Include conjectural drawings of the original wrap-around porch, determined by research from items #1 and #2. The porch will not be constructed during this phase of work.
5) Administrative costs: Funding administrative time as part of the grant will ensure that the staff has time to properly oversee grant-funded items and construction work.
6) Project signage: To inform visitors about the grant, ongoing work, and expected outcomes.

Construction Tasks:
1) Exterior painting: Paint the exterior of the house to provide protection to the building envelope. Colors to be matched to the period of significance.
2) Bargeboard restoration: Repair existing bargeboard, replace in kind where missing.
3) Lead abatement: Carefully remove lead paint from existing surfaces without damaging the 1885 materials.
4) Replicate and piece in new boards as needed: Mill new beadboard and other items to match the original in wood species, quality, size, and profile. Piece in to fill areas where material is missing or deteriorated, without removing original fabric in salvageable condition.
5) Repair structure and restore staircase: Dismantle existing staircase and label pieces for reinstallation. Repair and strengthen existing structure without removing evidence of original construction technique. Reinstall staircase and restore finishes.
6) Restore trim work and details.
7) Restore interior window jambs (exterior completed). Windows to be operable, as they were in 1885.
8) Restore mantles.
9) Restore original door hardware. New in-kind hardware where original is no longer present.
10) Repair existing doors to operable condition. Install newly milled door where original is missing.

The timeline for this project has been developed to allow adequate schedule for completion of the outlined tasks. The two-year project schedule provides enough time to complete historical research, upfront planning and design work, for meticulous onsite restoration.
  
Costs have been determined in consultation with a consultant and utilizing our own experience of work already completed. Everyone consulted to create this budget is familiar with the Hutchinson House and has been involved in earlier phases of work.

Since acquiring the property, EIOLT has worked within the timelines required by different grants. We mobilized quickly to protect the house and complete emergency stabilization. Our experience with grant-funded projects and previous construction work at the House gives us confidence that two years is a reasonable timeline, with any unforeseen delays or weather contingencies.

During the early phases of work at the House, our grants for planning and stabilization required us to work within the Secretary of the Interior’s Standards for the Treatment of Historic Properties, coordinate with the State Historic Preservation Office, and comply with grant-related requirements, reports, contracts, and procurement practices. We have a proven track record of conducting work within this framework.

The professionals (resumes attached) who will be involved in carrying out the project are:  
John Girault, EIOLT Executive Director has extensive experience in implementing and managing EIOLT stewardship program, managing staff, contractors, and volunteers, negotiating and managing land conservation transactions; conservation easements, acquisitions, and complex conservation strategies.
 
Dean Habhegger, project manager, is the Hutchinson House Committee Chair. He retired from Johnson Controls, Inc. after 29 years as an engineer. He has overseen the successful completion of projects and was project manager for Phase 2–stabilization.

Hillary King, independent preservation consultant has experience in architectural conservation, preservation planning, research and documentation, drafting, construction administration, and grant writing. She has worked as a consultant on several historic preservation projects.

Cameron Moon, assistant curator of historic architectural resources with Drayton Hall Preservation Trust, Charleston, SC. She advised EIOLT on several topics regarding this project.

Barbara Habhegger, grant administrator consultant, has worked with grants for over 30 years. She retired from The Citadel Military College.

Since EIOLT purchased the property in December 2016, measures have been implemented to prevent vandalism and other damage. Initially, four motion sensing cameras were placed around the perimeter of the House with another camera added at the main entrance to photograph activity in and out of the parking area.

Currently six motion activated video cameras monitor all sides of the House, driveway, property entrance, and inside the House. The security manager and executive director receive alerts of any suspicious motion. A motion sensor inside the House monitors the only access door and alerts a professional monitoring service, who notifies the county sheriff.
 
The entrance driveway is protected by a locked gate.  In September 2018, a fenced parking area was erected to allow visitors to see the House and read the interpretive kiosk. The area sits outside the main gate over 200 yards from the house.

Future plans include automatic locking gate at the property entrance to ensure night security. EIOLT will continue to monitor and adjust protection measures. When the house and property become open to the public, staff and volunteers will be on site to evaluate and adjust the security system. EIOLT has requested the Charleston County Sheriff department to make site visits during their normal patrols of the area.
	Feasibility: This phase of work will provide protection for the exterior building envelope, preservation of the remaining 1885 material, and restoration of the interior, all of which will help maintain the house. New information about the history of the house and its architecture will provide much-needed information for repairs, restoration, and educational programming. Though missing some of the original elements, like the porch, the extant portion of the Hutchinson House will be restored to its 1885 appearance so that visitors can experience the building as Henry Hutchinson would have seen it. With the current interior hazards removed, the Edisto Island Open Land Trust will be able to open the house to the public.

EIOLT plans to implement programming that will take place within the house and on the grounds, and serve to bring history to life through active engagement to address the past and current challenges of the civil rights movement. We hope to supplement our current knowledge with additional grant-funded research to help us better tell the story of the Hutchinson family, beginning with James and Henry and continuing into the twentieth century activism of their descendants. Connecting the story line of continual civil rights activity throughout the Hutchinson family from the Civil War up through today will shine a powerful light on the enormous challenges that African-Americans have always faced in this country.

The targeted audience is the local African-American community, other residents, and the thousands of tourists who vacation in and around Edisto Island each year. Since June 2019 the number of vehicles entering the parking/viewing area has exceeded 5,000 during the past 18 months. When the House can be open for tours with exhibits telling the story of freedom, resilience, and quest for equality, we anticipate that the number of visitors will be much greater.
 
EIOLT plans to use the house as a site of interactive and place-based learning, connecting our exhibits and programs to a network of other museums including the National Museum of African American History and Culture and the International African American Museum in Charleston. Rather than place the house in the context of a passive museum experience, the house will become a catalyst for community building, partnerships and inclusive storytelling. The house will stand in recognition of African-Americans’ journey from slavery to freedom, from progressive early Reconstruction policies to Jim Crow, to the twentieth century Civil Rights movement that still impacts us all today.

One of our goals is to share this unique resource with as many people as possible. EIOLT plans to actively engage the local community, preservation organizations, and schools whenever it makes sense to do so. In the past few years, we have had student groups from the American College of the Building Arts study and draw the building and held a design charrette with the local community. We have also opened discussions with other preservation and museum groups, but have not finalized any partnerships or joint programming at this time.

In 2016 EIOLT purchased the Hutchinson House and surrounding 9 acres, and in 2020, purchased an additional 9 acres adjacent to the property. EIOLT is a 26-year-old non-profit land conservation organization, with expertise in stewarding and managing conserved properties. The mission of the land trust includes the perpetual protection of lands acquired or held in conservation easement with private landowners. The Hutchinson House property is intended to be protected from development, and available to the public. Plans are under development for trails with signage to explore and learn about the land, native plants and flowers, and a butterfly garden.

EIOLT is in the preliminary planning stages regarding a preservation easement on the house, to be held by Historic Charleston Foundation. HCF has been engaged with this project since EIOLT acquired the house. Our intention is to enter into a perpetual easement agreement that would be monitored annually by HCF. They will also provide technical assistance and expertise as needed.

The Hutchinson House is monitored by several motion-sensor cameras that alert us to trespassers immediately. Edisto Island is served by the Charleston County Sheriff Department. The Island is regularly patrolled by deputies. The St. Paul Parish Fire Department located at 1835 Highway 174 on Edisto Island, is 2.6 miles from the House and is staffed 24/7. We have engaged the immediate neighbors to assist with keeping an eye on the property.
 
Hurricanes and tropical storms pose a threat to the Hutchinson House, as they do with all coastal properties in our area. We have a hurricane preparation plan in place, and are working on having plywood window and door protection sized, labeled, and properly stored before the upcoming hurricane season. With completion of the stabilization work, we now need to create a new disaster response plan to prepare us to deal with the aftermath of a storm.

Since completing the stabilization and building envelope repairs in 2020, our focus has turned to the additional research, planning and design work, and interior restoration discussed in this grant proposal. Following the interior work, our next phase will be the reconstruction of the wrap-around porch. We have some documentation of this original construction. We know from photographs and mortices in the original studs that the porch roofline wrapped around the entire perimeter of the remaining one and a half story section of the house. The portion along the back of the house was enclosed. The original columns were turned, Tuscan-style columns, and the balusters were also turned. A photograph of Henry Hutchinson and his wife, Rosa, standing in front of the house gives us very good evidence for recreating the baluster profile. Other physical evidence, including an extant brick pier, provide information about the depth of the porch.

The porch reconstruction is the next logical step for the Hutchinson House. This will show the original design intent of the house. In its current condition, the central portion of the house lacks architectural detailing and the appropriate massing that was provided in the original construction. At this time, the house does not convey the full story of the importance to the community as it is stripped of its most prominent features.

Specific long-term maintenance plans are not yet finalized, as the condition of the house has recently changed significantly as a result of the stabilization work. As construction work continues on the upcoming phases of work, it will be simple to address any maintenance issues that arise while crews are on site. We anticipate there will be ongoing work for the next several years. Beyond that, EIOLT is committed to the long-term preservation and maintenance of the Hutchinson House, and has the organizational resources to honor this commitment.
	DOI Priorities: The mission of the Edisto Island Open Land Trust (EIOLT) is to preserve and protect lands, scenic vistas, heritage, and conservation resources of Edisto Island for future generations. The land preserved and protected through conservation easements on private property and EIOLT land ownership helps increase accessibility to the public. The Hutchinson House property consists of almost 19 acres purchased in 2016 and 2020 by EIOLT. This purchase preserves and protects a part of the African-American heritage on Edisto Island. The mission aligns directly with the mission of the Department of the Interior’s “to conserve and manage the Nation’s natural resources and cultural heritage for the benefit and enjoyment of the American people.”

The specific DOI priority addressed by this project is 3. Restore trust and be a good neighbor.
 
In order to understand the connection, a brief description of the history of Edisto Island is vital. Edisto Island is a unique barrier island in South Carolina located approximately 40 miles from Charleston. The majority of the island is rural and undeveloped with a rich pre-and post-Civil War history. A key factor in creating the “Golden Age” on Edisto Island was the labor of enslaved people. By 1860, approximately 5,000 people, or around 94 percent of the total population of the island, were enslaved African-Americans. After emancipation, many of the formerly enslaved remained on the island as freedmen. Many current African-American island residents can trace their families back to these formerly enslaved residents. The African-American community members make up 74 percent of Edisto Island’s 2,559 residents (according to 2010 federal census data). 
Historically, some of the only formal recognition given to Edisto Island’s African-American residents was through the Edisto Island Museum’s exhibits and the local African-American churches on the island. The Hutchinson family attempted to save their historic house in the 1990s but was unable to bring the resources together to turn the property into a house museum.

In 2016, EIOLT purchased the property from direct descendants of Henry Hutchinson. The family is actively involved in the restoration project and planning for educational programming. Interracial trust between island residents has been an issue for generations. However, through this project and the work of the Edisto Island Museum, trust is growing on the island. EIOLT has worked over the last several years to gather community input on this project, by setting up information tables at local events, meeting with community leaders, giving presentations at local churches, and holding a community workshop to describe the project and solicit input into the future uses of the property. Based on the feedback we have received, EIOLT hopes to create a true community-driven conservation project that will be a place for both Edisto Island residents and visitors to gather together around the centerpiece of the story, the Hutchinson House.

The Hutchinson property is a prime example of the success many formerly enslaved families were able to build during the Reconstruction Era. This project is primarily about preserving and showcasing this history. During and after the Civil War, Jim Hutchinson led the community and brought formerly enslaved residents together in the fight for property ownership and political engagement. His son Henry continued Jim’s work, becoming a successful farmer and building a business around the local cotton industry that benefitted the African-American community specifically. Henry and his wife Rosa raised their children in a household that took education seriously. Two daughters grew up and became teachers themselves. Henry was one of the partners who purchased the “Robert W.” boat in 1922 to provide ferry service to African-Americans between Edisto and the mainland. The boat provided people an opportunity to leave the isolated island with many of them people high school aged students traveling to attend high school at the Avery Institute in Charleston.
  
The Hutchinson House has a long tradition of providing support to the Edisto Island community, and EIOLT has every intention to continue that tradition into the future. Through the Hutchinson House project, EIOLT is working to build community trust by restoring this vital piece of the island’s history. To date, we have raised over $500,000 to purchase, stabilize and repair the Hutchinson House. We have achieved this through grants, matching funds, general fundraising, and community support. We plan to continue building trust through our stewardship and financial contributions. We hope the Hutchinson House will encourage community involvement by serving as a gathering place once again for cultural events, community-led activities, and celebrations. Several events have already been held at the property, including a reunion of the Hutchinson family descendants. 

	Timeline: The timeline for this project has been developed to allow adequate schedule for completion of the outlined tasks. We have developed a two-year project schedule so that we are not rushed to complete historical research, upfront planning and design work, or meticulous onsite restoration and rehabilitation. 

AUGUST 2021 – JULY 2023
Task Timeline
Planning and grant paperwork - Months 1-2
Hire consultants - Architectural Conservator, Historian, Materials Analyst - Months 2-3
Present draft reports, determine paint colors - Month 5
Hire Architect and Structural Engineer - Month 6
Finalized reports from Architectural Conservator and Historian (formal NRHP amendment process to be completed according to SHPO review board meeting schedule and NPS review) - Month 7
Bidding, hire painter and have exterior painted - Month 8-9
Final Construction Documents (drawings and specifications) - Month 9
Bidding for lead abatement and restoration of interior - Month 10
Contracts and paperwork - Month 11
Lead abatement - Months 12-13
Restoration of the interior - Months 14-20
Punch list - Month 21
Finalize inspections, grant paperwork, approvals - Months 22-24

	NRIS Number: 


