HISTORIC AND DESIGN REVIEW COMMISSION
June 28, 2024

HDRC CASE NO: 2024-156

ADDRESS: 1516 BURNET ST

LEGAL DESCRIPTION: NCB 1360 BLK 1LOT 6

ZONING: MF-33, H

CITY COUNCIL DIST.: 2

APPLICANT: Stephen Luman

OWNER: James McFarland | MCFARLANDS LOVE & HOPE CENTER INC
TYPE OF WORK: Demolition of a Historic Landmark

APPLICATION RECEIVED: April 05, 2024

60-DAY REVIEW: June 04, 2024 (60-Day Review); June 05, 2024 (Demolition Hold)
CASE MANAGER: Bryan Morales

REQUEST:

The applicant is requesting a Certificate of Appropriateness for approval to demolish the historic landmark located at 1516
Burnet St.

APPLICABLE CITATIONS:
UDC Section 35-614. — Demolition

Demolition of a historic landmark constitutes an irreplaceable loss to the quality and character of the City of San Antonio.
Accordingly, these procedures provide criteria to prevent unnecessary damage to the quality and character of the city's
historic districts and character while, at the same time, balancing these interests against the property rights of landowners.

(2)Applicability. The provisions of this section apply to any application for demolition of a historic landmark (including

those previously designated as historic exceptional or historic significant) or a historic district.
(3)Property Located in Historic District and Contributing to District Although Not Designated a Landmark.
No certificate shall be issued for property located in a historic district and contributing to the district although
not designated a landmark unless the applicant demonstrates clear and convincing evidence supporting an
unreasonable economic hardship on the applicant if the application for a certificate is disapproved. When an
applicant fails to prove unreasonable economic hardship in such cases, the applicant may provide additional
information regarding loss of significance as provided is subsection (c)(3) in order to receive a certificate for
demolition of the property.

(b) Unreasonable Economic Hardship.
(1)Generally. The historic and design review commission shall be guided in its decision by balancing the
historic, architectural, cultural and/or archaeological value of the particular landmark or eligible landmark
against the special merit of the proposed replacement project. The historic and design review commission
shall not consider or be persuaded to find unreasonable economic hardship based on the presentation of
circumstances or items that are not unique to the property in question (i.e. the current economic climate).
(2)Burden of Proof. The historic and design review commission shall not consider or be persuaded to find
unreasonable economic hardship based on the presentation of circumstances or items that are not unique to
the property in question (i.e. the current economic climate). When a claim of unreasonable economic hardship
is made, the owner must prove by a preponderance of the evidence that:

A. The owner cannot make reasonable beneficial use of or realize a reasonable rate of return on a structure

or site, regardless of whether that return represents the most profitable return possible, unless the highly significant

endangered, historic and cultural landmark, historic and cultural landmarks district or demolition delay designation, as

applicable, is removed or the proposed demolition or relocation is allowed,;

B. The structure and property cannot be reasonably adapted for any other feasible use, whether by the
current owner or by a purchaser, which would result in a reasonable rate of return; and
C. The owner has failed to find a purchaser or tenant for the property during the previous two (2) years, despite

having made substantial ongoing efforts during that period to do so. The evidence of unreasonable economic hardship
introduced by the owner may, where applicable, include proof that the owner's affirmative obligations to maintain the
structure or property make it impossible for the owner to realize a reasonable rate of return on the structure or property.



(3)Criteria. The public benefits obtained from retaining the cultural resource must be analyzed and duly considered by the
historic and design review commission.
As evidence that an unreasonable economic hardship exists, the owner may submit the following information to the
historic and design review commission by affidavit:
A. For all structures and property:
i. The past and current use of the structures and property;
ii. The name and legal status (e.g., partnership, corporation) of the owners;
iii. The original purchase price of the structures and property;
i The assessed value of the structures and property according to the two (2) most recent tax
assessments;
v. The amount of real estate taxes on the structures and property for the previous two (2) years;
vi. The date of purchase or other acquisition of the structures and property;
vii. Principal balance and interest rate on current mortgage and the annual debt service on the
structures
and property, if any, for the previous two (2) years;
viii. All appraisals obtained by the owner or applicant within the previous two (2) years in
connection with
the owner's purchase, financing or ownership of the structures and property;
ix. Any listing of the structures and property for sale or rent, price asked and offers received,
X. Any consideration given by the owner to profitable adaptive uses for the structures and property;
xi. Any replacement construction plans for proposed improvements on the site;
xii. Financial proof of the owner's ability to complete any replacement project on the site, which
may include but not be limited to a performance bond, a letter of credit, a trust for completion of
improvements, or a letter of commitment from a financial institution; and
xiii. The current fair market value of the structure and property as determined by a qualified
appraiser.
xiv. Any property tax exemptions claimed in the past five (5) years.
B. For income producing structures and property:
i. Annual gross income from the structure and property for the previous two (2) years;
ii. Itemized operating and maintenance expenses for the previous two (2) years; and
iii. Annual cash flow, if any, for the previous two (2) years.
C. In the event that the historic and design review commission determines that any additional
information described above is necessary in order to evaluate whether an unreasonable economic
hardship exists, the historic and design review commission shall notify the owner. Failure by the owner
to submit such information to the historic and design review commission within fifteen (15) days after
receipt of such notice, which time may be extended by the historic and design review commission, may
be grounds for denial of the owner's claim of unreasonable economic hardship.
When a low-income resident homeowner is unable to meet the requirements set forth in this section,
Then the historic and design review commission, at its own discretion, may waive some or all of the
requested information and/or request substitute information that an indigent resident homeowner may
obtain without incurring any costs. If the historic and design review commission cannot make a
determination based on information submitted and an appraisal has not been provided, then the historic
and design review commission may request that an appraisal be made by the city.
(d)Documentation and Strategy.

(1)Applicants that have received a recommendation for a certificate shall document buildings, objects, sites or

structures which are intended to be demolished with 35mm slides or prints, preferably in black and white, and

supply a set of slides or prints to the historic preservation officer.

(2)Applicants shall also prepare for the historic preservation officer a salvage strategy for reuse of building
materials deemed valuable by the historic preservation officer for other preservation and restoration
activities.

(3)Applicants that have received an approval of a certificate regarding demolition shall be permitted to
Receive a demolition permit without additional commission action on demolition, following the
commission's recommendation of a certificate for new construction. Permits for demolition and construction
shall be issued simultaneously if requirements of section 35-609, new construction, are met, and the
property owner provides financial proof of his ability to complete the project.

(4)When the commission recommends approval of a certificate for buildings, objects, sites, structures



designated as
landmarks, or structures in historic districts, permits shall not be issued until all plans for the site have

received

approval from all appropriate city boards, commissions, departments and agencies. Permits for parking lots
shall not

be issued, nor shall an applicant be allowed to operate a parking lot on such property, unless such parking lot
plan

was approved as a replacement element for the demolished object or structure.

(e)Issuance of Permit. When the commission recommends approval of a certificate regarding demolition of buildings,
objects, sites, or structures in historic districts or historic landmarks, permits shall not be issued until all plans for the site
have received approval from all appropriate city boards, commissions, departments and agencies. Once the replacement
plans are approved a fee shall be assessed for the demolition based on the approved replacement plan square footage. The
fee must be paid in full prior to issuance of any permits and shall be deposited into an account as directed by the historic
preservation officer for the benefit, rehabilitation or acquisition of local historic resources. Fees shall be as follows and are
in addition to any fees charged by planning and development services:

0—2,500 square feet = $2,000.00

2,501—10,000 square feet = $5,000.00

10,001—25,000 square feet = $10,000.00

25,001—50,000 square feet = $20,000.00

Over 50,000 square feet = $30,000.00

FINDINGS:

a. The property located at 1516 Burnet St is sanctuary Vernacular building. The small one-story building has a transept
with a front gable and composition shingle roofing and faux stone siding. The windows are wood one-over one and
there is front non-original wood double door. New Hope Baptist congregation occupied the building from the 1800s
until 1951 when it was sold and occupied by Morning Glory Baptist. The building has been modified, but the
construction date is estimated in the 1800s. The original congregation was organized by Reverend Rubin Anderson
and Baptist was the original denomination. The property was designated as local historic landmark in 2019.

b. DEMOLITION NOTICE - Demolition notice postcards were mailed to properties within a 200 foot radius of the
property, as required by the Unified Development Code. Additional notice regarding the request was provided to the
point of contact for Harvard Place Eastlawn.

c. DEMOLITION & DESIGNATION COMMITTEE - The Demolition and Designation Committee met on site on May
29, 2024. At that meeting, Commissioners asked questions regarding attempts to rehabilitate the structure, the
property’s structural condition, potential replacement plans, and discussed potential avenues for reuse or rezoning.

d. REPLACEMENT PLANS - The applicant has not provided full replacement plans at this time. Final approval and
permitting of new construction are required in order to release a demolition permit under the UDC.

e. LOSS OF SIGNIFICANCE — When an applicant fails to prove unreasonable economic hardship, the applicant may
provide to the Historic and Design Review Commission additional information which may show a loss of significance
in regard to the subject of the application in order to receive Historic and Design Review Commission
recommendation of approval of the demolition. If, based on the evidence presented, the Historic and Design Review
Commission finds that the structure or property is no longer historically, culturally, architecturally or archeologically
significant, it may make a recommendation for approval of the demolition. In making this determination, the Historic
and Design Review Commission must find that the owner has provided sufficient evidence to support a finding by the
commission that the structure or property has undergone significant and irreversible changes which have caused it to
lose the historic, cultural, architectural or archeological significance, qualities or features which qualified the structure
or property for such designation. Additionally, the Historic and Design Review Commission must find that such
changes were not caused either directly or indirectly by the owner, and were not due to intentional or negligent
destruction or a lack of maintenance rising to the level of a demolition by neglect.

f. ECONOMIC HARDSHIP — The loss of a landmark structure is an irreplaceable loss to the quality and character of
San Antonio. Demolition of any contributing buildings should only occur after every attempt has been made, within
reason, to successfully reuse the structure. Clear and convincing evidence supporting an unreasonable economic
hardship on the applicant if the application for a certificate is disapproved must be presented by the applicant in order
for demolition to be considered. The criteria for establishing unreasonable economic hardship are listed in UDC
Section 35-614 (b)(3). The applicant must prove by a preponderance of the evidence that:



a. The owner cannot make reasonable beneficial use of or realize a reasonable rate of return on a structure or
site, regardless of whether that return represents the most profitable return possible, unless the highly
significant endangered, historic and cultural landmark, historic and cultural landmarks district or demolition
delay designation, as applicable, is removed or the proposed demolition or relocation is allowed;

[The applicant has provided a contractor’s estimate for the rehabilitation of the structure, which totals
$102,500. This bid includes foundation repair, plumbing, interior finishes, mechanical equipment, exterior
rehabilitation, and electrical work. Additional bids have not been obtained at this time. The applicant has not
provided a fair market appraisal at this time.]

b. The structure and property cannot be reasonably adapted for any other feasible use, whether by the current
owner or by a purchaser, which would result in a reasonable rate of return;

[The applicant has provided a contractor’s estimate for rehabilitation; however, the submitted estimate does
not anticipate any specific use. The applicant has not provided additional bids, nor has the applicant provided
a structural engineer’s analysis of the current building condition and viability of reuse of the structure.]

c. The owner has failed to find a purchaser or tenant for the property during the previous two (2) years, despite
having made substantial ongoing efforts during that period to do so. The evidence of unreasonable economic
hardship introduced by the owner may, where applicable, include proof that the owner's affirmative
obligations to maintain the structure or property make it impossible for the owner to realize a reasonable rate
of return on the structure or property.

[Per deed records, the current owner took possession of the property on March 28, 2019. The applicant has
not provided information or proof that the property has been unsuccessfully marketed for a period of two (2)
years.]

g. Staff finds that the applicant has not fully satisfied the burden of proof requirements to demonstrate an unreasonable
economic hardship, as the UDC requires all three criteria, noted above, to be met. Staff finds that the applicant should
explore the rehabilitation of the historic structure, as the majority of the rehabilitative scopes of work would be
eligible for administrative approval. Additionally, there is a local tax incentive available for the substantial
rehabilitation of locally designated landmarks.

RECOMMENDATION:

Staff does not find that the applicant has satisfied the burden of proof requirements to demonstrate an unreasonable
economic hardship and does not recommend approval of demolition. Staff recommends the applicant explore the
rehabilitation of the property, the majority of which would be eligible for administrative approval. Additionally, there is a
local tax incentive available for the substantial rehabilitation of locally designated landmarks.
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Bryan Morales (OHP)

From: Stephen Luman
Sent: Tuesday, April 30, 2024 12:59 PM
To: Bryan Morales (OHP)

Subject: Re: [EXTERNAL] RE: 1516 Burnet St - Phone Call Notes

That's fine. | know that Mr. McFarland has made attempts to sell it prior to listing. | also believe we cans how
hardship by the inability to pay the property taxes over the past 3 years.

Steihen Luman

On Tuesday, April 30, 2024 at 12:55:39 PM CDT, Bryan Morales (OHP) <bryan.morales@sanantonio.gov> wrote:

Hi Stephen,

The HDRC will likely make comment that the property has only been listed for approximately 7-8 months at the time of the
hearing. The 2-year economic hardship guideline is to show the HDRC that the property owner has attempted to sell the
property for at least 2 consecutive years before pursuing demolition.

With that being said, we can still take the request forward with that information, but please note that the HDRC will likely
comment on that aspect.

Best,

Bryan Morales, MA (he/him/his)
Historic Preservation Specialist, Design Review Team
City of San Antonio, Office of Historic Preservation

Desk: (210) 207-5464 | Office: (210) 207-0035



From: Stephen Luman

Sent: Tuesday, April 30, 2024 12:21 PM
To; ; Bryan Morales (OHP) <Bryan.Morales@sanantonio.gov>
Subject: Re: [EXTERNAL| RE: 1516 Burnet St - Phone Call Notes

Yes, Atthe very bottom of the page. Is the contract date and it went 79 days. It has currently been on the
market another 125 days. So we are getting close to 2 years

Stephen Luman

On Tuesday, April 30, 2024 at 09:29:19 AM CDT, Bryan Morales (OHP) <bryan.morales@sanantonio.gov> wrote:

Thank you, Stephen. On the listing data, is there a section that shows the duration of the listing? We are needing to see
whether the property has been listed for sale for at least two years.

From: lumanstephen

Sent: Monday, April 29, 2024 5:11 PM

To: Bryan Morales (OHP) <Bryan.Morales@sanantonio.gov>
Subject: [EXTERNAL] RE: 1516 Burnet St - Phone Call Notes

| sent the listing data before. | will send it to you again. As far as what James plans to do with the lots after, I'm not sure

Sent via the Samsung Galaxy S23 5G, an AT&T 5G smartphone

———————— Original message --------
From: "Bryan Morales (OHP)" <Bryan.Morales@sanantonio.gov>
Date: 4/29/24 3:30 PM (GMT-06:00)

Cc: Stephen Luman
Subject: RE: 1516 Burnet St - Phone Call Notes

Hello James and Stephen,

| wanted to follow-up and see if there have been any updates regarding the requested information below.
Please let me know if you have any questions.

Best,

Bryan Morales, MA (he/him/his)



Historic Preservation Specialist, Design Review Team
City of San Antonio, Office of Historic Preservation
Desk: (210) 207-5464 | Office: (210) 207-0035

From: Bryan Morales (OHP)

Sent: Thursday, April 18, 2024 12:47 PM
To;
Cc: Stephen Luman
Subject: 1516 Burnet St - Phone Call Notes

Hello James,

Thank you for your call. As discussed, we are missing the following:

1. Documentation showing the property has been listed for sale for at least two years. The agent reports do not
detail length of time (if this is not the case, please highlight or point me in the right direction).
2. Replacement plans.

a. Ifthe replacement plan is an empty lot, the HDRC has traditionally not approved the removal of
designated structures to allow vacant lots to exist.

Additionally, if the property is sold prior to June 5™, please let us know and we will remove this request from the hearing.
As always, please let us know if you have any questions.
Best,
Bryan Morales, MA (he/him/his)
Historic Preservation Specialist, Desigh Review Team
City of San Antonio, Office of Historic Preservation
Desk: (210) 207-5464 | Office: (210) 207-0035
*THIS EMAIL IS FROM AN EXTERNAL SENDER OUTSIDE OF THE CITY.**

Be cautious before clicking links or opening attachments from unknown sources. Do not provide personal or confidential
information.

**THIS EMAIL IS FROM AN EXTERNAL SENDER OUTSIDE OF THE CITY .**

Be cautious before clicking links or opening attachments from unknown sources. Do not provide personal or confidential
information.

**THIS EMAIL IS FROM AN EXTERNAL SENDER OUTSIDE OF THE CITY.**

Be cautious before clicking links or opening attachments from unknown sources. Do not provide personal or confidential
information.









NOTICE

The Historic and Design Review Commission (HDRC) will consider a
request for demolition of a building at 1516 Burnet St. This hearing is
tentatively set for June 5, 2024, at 3:00 PM, and will be viewable at the
following link: https://www.sanantonio.gov/DSD/Boards/MeetingVideos

You have received notification of this hearing because your property has
been identified as falling within 200 feet of the subject property. You are
encouraged to provide comments to OHP staff. Office of Historic
Preservation (OHP) staff will accept written comments or voicemails until
June 5, 2024, at 12:00 PM, via the return address on this postcard or by
email at info@sapreservation.com, or voicemail at 210-206-4372. If you
have any questions, please contact OHP staff at 210-207-0035.

Se prefiere reciber esta informacién en espafiol o tiene alguna inquietud,
llame al 210-207-0035 o envie un correo electrénico a
info@sapreservation.com



Agent Report

Addr: 1516 Burnet St MLS# 1661995
Status: Cancelled (03/18/2024) Class: Commercial Improved Property
Area: 1200 Grid: 617C4 List Price: $215,000
Int.St./Dir: IH-10 exit to Walters st left on Burnet
City: San Antonio Zip: 78202-2409 AdSf: 3296
County: Bexar CAN#: 013600010060
Lease Only: No Avl. wiLease: No $: $0
Legal: NCB 1360 BLK 1 LOT 6
Building Name: PLEASANT GROVE MISSIONARY Zoning; MF-33
# Buildings: 1 # Stories: 1
# Units: 1 # Rentals: 0
# Drive-In Doors: 1 Ceiling Height: 12
# Total Parking: 18 Type: Multi-Use

Income/Expense Values Estimated SqgFt Utility Suppliers

Gross Income: Apartment: Gas:

Annual Tax: Retail: Electric:

Insurance: Office: Garbage:

Gas & Electric: Warehouse/Ind: Water:

Water/Sewer: Other: Sewer:

Waste Removal: Net Leasable Area: Other:

Maintenance: Gross Building Area:

Other Expense: Office Price/SqFt:

Net Operating Income: Other Price/SqFt:

Base Taxes Financials Taxes

County: $520.02 Preferred Title Co.: First American Title Existing Exmpt/Abatements:

City: $1,019.25 PrTerms: Sale Only, Cash,

Conventional

School: $2,680.20 Lot Size: 0.124

Other: $884.87 Lot Dimensions:

Total:  $5,104.34

Owner: MCFARLAND SC/$: 0 BC/$: 3% Owner LREA/LREB: No

List Agent: Yolanda Holmes, MRP 589571 (210) 487-7653 Bonus:

List Office: RE/MAX Corridor RMCO00 (210) 659-6700

Ph to Show: 2102222227 Lockbox Type: SABOR Showing Contact: ShowingTime Agncy Rsv:
Supra

AgentRmrks: Please email all offers to yholmes@remax.net and chaunteldelzingaro@gmail.com with offers and preapproval letter Escrow officer Donetta
Dobbs First American title. The property is on the Historical preservations list must apply with BEXAR county to have revaluated.
Remarks: Location.. Location... Location This is a unique development opportunity with endless possibilities, Commercial Mix-use zoning (MF-33) multi-
Family with adjoining cleared vacant lot ready for your building project. Church has abundant open space with 2 offices, 2 bathrooms functioning
water and electricity and Kitchen area. All sitting and appliances remain. Only a 4 minute drive into the heart of San Antonio Downtown district or

a 10-minute bike ride. Located minutes from the pearl, new construction ... (text truncated for print)

Foundation: Roof: Composition
Heating: Other Rail Service: No
Air Conditioning: Window Accessible/Adaptive: No
Flood Plain: None Loading Facilities:  None
Construction: Wood, Rock/Stone Veneer Easements:
Restrictions: Historical Lot Description:
Docs Avail: Other Structures:
Amenities:
Sale Includes: Buildings, Land
Utilities: Electricity
Contingent Info: DOM/CDOM: 79 /79 Sold Price:
Contract Date: 03/30/2023 Sale Trms: Sell Points: SQFT/Acre:
Closing Date: Sell Concess: - Price per SQFT: $65.23
Sell Ofc: Selling Agent: Source SQFT Acre:
All measurements, taxes, age, financial & school data are approximate and provided by other sources. Buyer should
independently verify same before relying thereon.***Copyright 2024 by SAN ANTONIO BOARD OF REALTORS***
Prepared By: Stephen Luman | Home Team of America | 04/04/2024 04:55 PM



Agent Report

Addr: 1516 Burnet St MLS #: 1759631
Status: Active Class: Commercial Improved Property
Area: 1100 Grid: 617C4 List Price: $230,000
Int.St./Dir: Take I35 to New Braunfels St. Turn S on New Braunfels. Turn left on
Burnet St.

City: San Antonio zip: 78202-2409 AdSF: 3296
County: Bexar CAN#: 013600010060
Lease Only: No Avl. w/Lease: No $: $0
Legal: NCB 1360 BLK 1 LOT 6
Building Name: MCFARLAND LOVE & HOPE Zoning:  MF-33
# Buildings: 1 # Stories: 1
# Units: 0 # Rentals: 0
# Drive-In Doors: 0 Ceiling Height: 0
# Total Parking: 5 Type: Other - See Remarks

Down Payment Resource

Income/Expense Values Estimated SqgFt Utility Suppliers
Gross Income: 50 Apartment: Gas:
Annual Tax: Retail: Electric: CPS
Insurance: $0 Office: Garbage: City
Gas & Electric: $0 Warehouse/Ind: Water: SAWS
Water/Sewer: Other: Sewer: City
Waste Removal: $0 Net Leasable Area: Other:
Maintenance: Gross Building Area:
Other Expense: Office Price/SqFt:
Net Operating Income: Other Price/SqFt:
Base Taxes Financials Taxes
County: $742.31 Preferred Title Co.: Texas Heritage Title Existing Exmpt/Abatements: No

Company
City: $1,454.87 PrTerms: Sale Only, Cash,

Conventional
School: $3,244.57 Lot Size: 0.124
Other: $1,254.65 Lot Dimensions:
Total:  $6,696.40
Owner: MCFARLANDS LOVE SC/$: 2% BC/$: 2% Owner LREA/LREB: No
List Agent: Stephen Luman 524602 (210) 389-6467 Bonus:
List Office: Home Team of America HOMTO00 (210) 490-8000

Ph to Show: 2102222227 Lockbox Type: Combo Showing Contact: ShowingTime Agncy Rsv:

Schedule a Showing

AgentRmrks: Property is being sold with the lot next to it, 1514 Burnet St. NCB 1360 Blk 1 lot 5. Send all offers to lumanstephen@yahoo.com. Call agent

with any questions and showing instructions.

Remarks: Location.. Location... Location This is a unique development opportunity with endless possibilities, Commercial Mix-use zoning (MF-33) multi-
Family with adjoining cleared vacant lot ready for your building project. Church has abundant open space with 2 offices, 2 bathrooms functioning
water and electricity and Kitchen area. All sitting and appliances remain. Only a 4 minute drive into the heart of San Antonio Downtown district or
a 10-minute bike ride. Located minutes from the pearl. This 1950 Church w... (text truncated for print)

Foundation: Pier & Beam Roof: Composition

Heating: Office Only Rail Service: No

Air Conditioning: Office Only Accessible/Adaptive: No

Flood Plain: None Loading Facilities:  None

Construction: Wood Easements: None

Restrictions: None Lot Description:

Docs Avail: Not Applicable Other Structures:

Amenities: Security System, High Speed Internet

Sale Includes: Buildings, Land, Fixtures, Inventory

Utilities: Electricity, Water, Sewer

Contingent Info: DOM/CDOM: 20/99 Sold Price:
Contract Date: Sale Trms: Sell Points: SQFT/Acre:
Closing Date: Sell Concess: - Price per SQFT: $69.78
Sell Ofc: Selling Agent: Source SQFT Acre:

All measurements, taxes, age, financial & school data are approximate and provided by other sources. Buyer should
independently verify same before relying thereon.***Copyright 2024 by SAN ANTONIO BOARD OF REALTORS***

Prepared By: Stephen Luman | Home Team of America | 04/04/2024 04:56 PM
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