HISTORIC AND DESIGN REVIEW COMMISSION

HDRC CASE NO:
ADDRESS:

LEGAL DESCRIPTION:

ZONING:

CITY COUNCIL DIST.:
DISTRICT:
LANDMARK:
APPLICANT:

OWNER:

TYPE OF WORK:
APPLICATION RECEIVED:
60-DAY REVIEW:

CASE MANAGER:
REQUEST:

March 06, 2024

2023-408

900 W HOUSTON ST

906 W HOUSTON ST

904 W HOUSTON ST

111 N FRIO ST

908 W HOUSTON ST

NCB 264 BLK 76 LOT 1 (.1295 AC) & 2 (.1295 AC)

NCB 264 BLK 76 LOT 13 (VISTA VERDE NORTH TEX R-109 UT-12)
D, D, HS

5

Cattleman Square Historic District

Individual Landmark

James McKnight/Ortiz McKnight PLLC, David Adelman/AREA Real
Estate

MASTER PROPERTY PARTNERS LTD

Demolition of a Landmark

September 28, 2023

November 27, 2023 (Demolition Hold); January 26, 2024 (60-Day Review),
Postponed by the applicant to March 6, 2024

Edward Hall

The applicant is requesting a Certificate of Appropriateness for approval to:
1. Demolish the historic structure addressed as 900, 904 and 906 W Houston and 111 N Frio, commonly known as

the Richbook Building.

2. Demolish the historic structure addressed as 908 W Houston, commonly known as the SA Dye Works Building.
This structure is on a parcel that includes the structure fronting and addressed as 118 N Medina.

The structure fronting N Medina is not part of this request and has not proposed to be demolished.

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.

(a)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:
1. 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;
L. 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:
1. Annual gross income from the structure and property for the previous two (2) years;
ii. [temized 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:

FINDINGS: General Findings:

a. The applicant is requesting a Certificate of Appropriateness for approval to demolish two historic landmarks.
The first, the Richbook Building is addressed as 900, 904, and 906 W Houston, and 111 N Frio, and is located
at the corner of W Houston and N Frio. The second, the SA Dye Works is located mid-block and is addressed as
908 W Houston.

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 and an opportunity to meet
regarding the request was provided to the Historic Westside Residents Association.

c. DESIGN REVIEW COMMITTEE — The Design Review Committee met on site on November 16, 2023. At that
meeting, Commissioners asked questions regarding attempts to rehabilitate both structures, asked questions
regarding the structural condition of both structures, and requested a follow-up site visit to view the interior of
both structures. A second Design Review Committee meeting was held on site on December 11, 2023. At that
meeting, the DRC viewed the interior of both structures and asked questions regarding past redevelopment
attempts and the structural condition of both landmarks. This request was reviewed a third time by the Design
Review Committee on February 27, 2024. At that meeting, the applicant presented updated information and
answered questions regarding the proposed demolition, the structure’s condition and the potential replacement
plans.




d. REPLACEMENT PLANS — The applicant has not provided full replacement plans at this time. A rendering
indicates a new, 5 story building with the first two levels recreating the appearance of the historic Richbook
Building. Final approval and permitting of new construction are required in order to release a demolition permit
under the UDC.

e. ASSESSMENT REPORT & STRUCTURAL CONDITION ASSESSMENT — The applicant has submitted a
property condition assessment for the historic structure addressed as 900, 904 and 906 W Houston and 111 N
Frio, commonly known as the Richbook Building. This report is included in the case exhibits. An additional
condition assessments of both buildings’ structural integrity have been submitted by the applicant. The
submitted structural condition assessments note that the extent of reinforcement and repair required to make the
structural serviceable and code compliant make rehabilitation impractical.

f.  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 regards 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.

Findings related to request item #1:

g. The historic structure at 900, 904, and 906 W Houston and 111 N Frio is commonly known as the Richbook
Building, was constructed circa 1923 and was originally addressed 1200-1208 W Houston. According to phone
directories from that time, the building housed multiple businesses including the Cloth Model Shop, Whitt &
Co. Printers (who published La Prensa), The Majestic Cafe, and a barber shop. The second floor was occupied
by the Fausto Hotel. The building appears to have had mutliple additions over time, including the two,
westernmost structural bays. Separation of the buildings by a party wall is indicated by a dotted line on the
Sanborn Maps. The structure is contributing to the Cattleman Square Historic District and was landmarked on
November 18, 1988, by City Council as part of ordinance 68210.

h. 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 two estimates for the rehabilitation of the structure, both totaling more than
$6 Million. The most recent bid provides an itemized list of issues, recommended solutions and an
anticipated budget for each. The applicant has not provided a fair market appraisal at this time. The
applicant has submitted a structural engineer’s condition assessment which notes that the extent of
reinforcement and repair required to make the structure serviceable and code compliant makes
rehabilitation impractical. Staff finds this requirement has been satisfied.]

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 the rehabilitation of the structure into office use.
The applicant has noted that uses other than office could potentially increase the rehabilitation estimate
by 25%. Consideration for partial demolition, additions, and new construction integrated into the
existing buildings have not been submitted. The applicant has submitted a structural engineer’s
condition assessment which notes that the extent of reinforcement and repair required to make the
structure serviceable and code compliant makes rehabilitation impractical. Staff finds this requirement
has been satisfied.]

¢.  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.

[The applicant has noted that the property has been actively marketed for approximately three (3) years
without success. The applicant has provided letters from organizations who have noted a partnership in
the redevelopment of this structure is not feasible. Staff finds this requirement has been satisfied. ]

Staff finds that the applicant has provided sufficient evidence to demonstrate the burden of proof required to
substantiate an unreasonable economic hardship, as the UDC requires. Staff finds that a substantial salvage plan
should be developed and submitted to staff for review and approval to salvage as many original architectural
elements as possible, to include fagade brick, cast stone coping and sills, and building letters.

Findings related to request item #2:

J.

The historic structure at 908 W Houston is commonly known as the SA Dye Works, and was constructed circa
1915. The structure features two stories in height, brick facades and a tiered cast concrete parapet. The structure
is contributing to the Cattleman Square Historic District. The historic designation of this structure was included
with a significant number of other structures on November 18, 1988, and was landmarked by City Council as
part of ordinance 68210. This structure is on a parcel that includes the structure fronting and addressed as 118 N
Medina. The structure fronting N Medina is not part of this request and has not proposed to be demolished.

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 of the proposed rehabilitation of the structure
addressed as 908 W Houston. The submitted estimate totals $1,187424.20. Consideration for partial
demolition, additions, and new construction integrated into the existing buildings have not been
submitted. Additionally, the applicant has provided a structural engineer’s condition assessment which
notes that extent of reinforcement and repair required to make the structural serviceable and code
compliant make rehabilitation impractical. The applicant has not provided a fair market appraisal at this
time; however, the applicant has provided a pro forma for a building program and rents. Generally, staff
finds this requirement has been satisfied. ]

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 not provided information regarding plans for the rehabilitation or the adaptive reuse
of the property. The applicant has submitted a structural engineer’s condition assessment which notes
that the extent of reinforcement and repair required to make the structure serviceable and code
compliant makes rehabilitation impractical. Consideration for partial demolition, additions and new
construction have not been submitted. ]

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.

[The applicant has noted that the property has been actively marketed for approximately three (3) years
without success. Staff finds this requirement has been satisfied.]

. Staff finds that the applicant has provided sufficient evidence to demonstrate the burden of proof required to
substantiate an unreasonable economic hardship, as the UDC requires. Staff finds that a substantial salvage plan
should be developed and submitted to staff for review and approval to salvage as many original architectural
elements as possible, to include fagade brick, cast stone coping and parapet caps and other decorative fagcade
elements.

RECOMMENDATION:

1. 900,904, and 906 W Houston, and 111 N Frio — Staff finds that the applicant has satisfied the burden of proof
requirements to demonstrate an unreasonable economic hardship. Staff recommends approval of demolition
with the following stipulations:

i.  That a substantial salvage plan be developed and submitted to staff for review and approval to
salvage as many original architectural elements as possible, to include fagade brick, cast stone and
facade letters.

ii.  That replacement plans be developed with reconstruction of the original Richbook block faces
(north and east facades) in mind, using the building letters and other salvaged materials where
feasible. A demolition permit will not be issued until replacement plans are approved and
permitted.

All requirements of the UDC Section 35-614(d) and (¢) must be satisfied prior to the issuance of a demolition
permit.

2. 908 W Houston — Staff finds that the applicant has satisfied the burden of proof requirements to demonstrate an
unreasonable economic hardship. Staff recommends approval of demolition with the following stipulation:

i. That a substantial salvage plan be developed and submitted to staff for review and approval to
salvage as many original architectural elements as possible, to include fagade brick, cast stone
coping and parapet caps and other decorative fagade elements.

ii. That replacement plans be developed with replication of the W Houston street fagade in mind. A
demolition permit will not be issued until replacement plans are approved and permitted.
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Historic and Design Review Commission

CITY OF SAN ANTONIO Design Review Committee Report
OFFICE OF HISTORIC
PRESERVATION
DATE: November 16, 2023 HDRC Case #: 2023-408

Address: 900 - 906 W Houston, 111 N Frio, Meeting Location:
908 W Houston

APPLICANT: James McKnight/Ortiz McKnight

DRC Members present: Jimmy Cervantes, Roland Mazuca, Gabriel Velasquez, Vince Michael
(Conservation Society)

Staff Present: Edward Hall, Cory Edwards

Others present: Members from WPA, Derek Tulowitzky (D5 Council Office), David Adelman
(owner), Anisa Schell (Ortiz McKnight)

REQUEST: Demolition of historic landmark structures

COMMENTS/CONCERNS:

JMcKnight: Overview of application

DAdelman: Overview of property history; purchase history: overview of initial development
idea. Overview of money lost on property (approximately $100,000 a year). Note of
marketing for office, retail. Note of previous failed marketing attempts.

DAdelman: Comments on difficulties regarding rehabilitation. Overview of past failed
marketing attempts.

RMogas: Question regarding plan for redevelopment after demolition (DA - 5 story
residential with ground level retail). Questions regarding extent of property.

JCervantes: Why rental and not condos. (DAdelman: Not area of expertise)

Questions regarding original intent for the redevelopment of the property when purchased.
(DAdelman - Original rehab with residential)

RMazuca: Questions regarding structural integrity of building. DAdelman: 908 is in better
condition than 900.

All: Walk of property. Viewing of structures from the rea



DAdelman: Comment regarding SAFD tagging building unsafe. SAFD will not enter the
structure to fight a fire.

All: Comments regarding structural integrity of 908. In better condition than 900 (Rich Book).
DAdelman: Approximately $300 sq ft to rehabilitate the buildings.

RMogas: Questions regarding financial specifics of new construction.

GSanchez: Questions about coordinating with the Housing Trust.

JCervantes: Would like to see photos of the interior of the buildings.

OVERALL COMMENTS:



Historic and Design Review Commission

CITY OF SAN ANTONIO Design Review Committee Report
OFFICE OF HISTORIC
PRESERVATION
DATE: December 11, 2023 HDRC Case #: 2023-408

Address: 900 - 906 W Houston, 111 N Frio, Meeting Location: On Site
908 W Houston

APPLICANT: James McKnight/Ortiz McKnight

DRC Members present: Jeff Fetzer, Monica Savino, Anne-Marie Grube, Jimmy Cervantes, Lisa
Garza/Vince Michael (Conservation Society)

Staff Present: Edward Hall, Cory Edward

Others present: Barclay Anthony (Owner), others

REQUEST: Demolition of historic landmark structures

COMMENTS/CONCERNS:

JM: Overview of request

BA: Overview of ownership, difficulty developing the property
VM/LG: Question about redevelopment

JF: Have state and federal level tax credits been explored?

BA: Overview of structural issues with slab

JF: Questions about foundation (grade or piers)

LG: Questions regarding structural analysis

AMG: Questions about deterioration since first demolition request.

OVERALL COMMENTS:



Historic and Design Review Commission

CITY OF SAN ANTONIO Pre-Submittal Consultation Report
OFFICE OF HISTORIC
PRESERVATION
DATE: February 27, 2024 HDRC Case #: 2023-408

Address: 900 - 906 W Houston/111 N Frio, Meeting Location: Webex
908 W Houston

APPLICANT: David Adelman

DRC Members present: Jimmy Cervantes, Luke Holland, Jason Vasquez, Karen Burgard,

Staff Present: Shanon Shea Miller, Edward Hall, Cory Edwards

Others present: James McKnight

REQUEST: Demolition of two historic structures; 900 - 906 W Houston/111 N Frio, 908 W
Houston

COMMENTS/CONCERNS:

DA: Overview of the proposed demolition, past work to rehabilitate/sell.

DA: Overview of past proposal for new construction, potential project for the property

DA: Overview of past attempts to market the property; past conversations with developers
to rehabilitate (Prosper West).

DA: Overview of SAFD noting the structure is unsafe.

DA: Overview of structural engineer’s analysis. Structural engineer has noted that the
structure features rotten wood; entire structure would need to be removed to install a new
structure and the brick facades would collapse. Concrete foundation slab is in disrepair.
DA: At least 6 million to rehabilitate the structure to bring to.

JC: What was the City done to mitigate the challenges with the redevelopment project?

JC: What obligations does the City have to helping a property owner with cleaning the area,
crime mitigation?

DA: Has done work with City incentive programs in the past (potential reimbursement
programs); has been considered.



JC: Based on what has been presented, wants to see new construction to reuse materials,
would like to see the building remain as it currently exists. Does not find complete
demolition and the construction of something completely different to be appropriate.

JH: There is an economic hardship; construction costs will rise. If the property was sold, it
would get passed on to the next person. At what point does the project become financially
feasible. Given the expensive of rehabilitation, a feasible project with the existing building is
likely not going to happen.

DA: Something appropriate can be built on site.

LH: Finds that an economic hardship is present and that the estimate for rehabilitation is
likely accurate.

BA: Consultant has noted that the past estimate is no longer accurate and that the estimated
rehab costs is more than 6.5 million.

JC: Would not support a building that does not replicate the or preserve the existing
structure.

DA: An increase in massing would be needed. Structured parking with a dense building
would be needed.

KB: No comments

JV: Does not find that the building should be demolished. Questions about occupancy, past
building history. Questions regarding vacant status of the building.

OVERALL COMMENTS:
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In the 900 block of West Trev1s Street

. llN — [ Py £C’£

Y
* AMENDING CHAPTER 42 OF THE CITY CODE THAT feg ), I/E 0
CONSTITUTES THE COMPREHENSIVE ZONING ORDINANCE o O, o 9
OF THE CITY OF SAN ANTONIO BY CHANGING THE O /?v;‘ngE/Vr
CLASSIFICATION AND REZONING OF CERTAIN ’ "’EC%OF
PROPERTY DESCRIBED HEREIN. - Ns

* R * * *

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF SAN ANTONIO:

SECTION 1. THAT SecTion 42-22 og CHAPTER 42 oF THE CiTy CODE .-THAT CONSTITUTES THE COMPREHENSIVE
ZONING ORDINANCE OF THE CITY OF SAN ANTON1O BE AND THE .SAME [S.HEREBY AMENDED, SO THAT IT SHALL
HEREAFTER INCLUDE THE FOLLOWING DESCRIBED ‘CHANGES IN CLASSIFICATION AND THE REZONING OF THE
HEREINAFTER DESIGNATED PROPERTY, TO-WIT: .

: (CASE NO. _z85036 )
Designation as an Historic District, listed below as follows:
Lots 15,16,17,18 and 20, NCB 286 |

In the 900 block of West Martin Street
In the 700-800 blocks of West Houston Street

. Zoned: "B-4" Central Business DlStrlCt

Lots 3 thru 14, NCB 263

In the 900 block of West Houston Street
Zoned: "I-1" Light Industry District

ILots 1 thru 12, NCB 264

In the 900 block of West Houston Street
In the 900 block of West Commerce Street
Zoned: "B-4" Central BuSLness Dlstrlct

‘Lots 17 thru 25, NCB 265

In the 900 block of West Commerce Street
In the 900 block of Buena Vista Street

Zoned: "L" First Manufacturing District

Zoned: "I-1" Light Industry District

Lots 3 thru 14, NCB 285 :
In the 800 block of West Houston Street
In the 800 block of West Commerce Street

“Zoned: "B-4" Central Business District

Lots 1 thru 15, NCB 299
In the 700 block of West Houston Street
In the 700 block of West Commerce Street

‘Zoned: "B—4“ Central Business District

Lots 2 thru 15, NCB 284
In the 800 block of West Commerce Street

'In the 800 block of Buena Vista Street

Zoned: "L" First Manufacturing District

" The south 530' of the east 168.8' of NCB 246 and 247

In the 100-200 blocks of Medina Street - _
Zoned: Historic Landmark "L" First Manufacturing District



- ATTEST:

ORD No

FEB 2 8 1985

;_J@-‘a‘z

- CITX CLERR -

ins

SECTION 2. THAT ALL OTHER PROVISIONS OF SAID CHAPTER 42, AS. AMENDED, SHALL REMAIN. E fyLL FORCE: :_-;L;

“-AND EFFECT, INCLUDING THE PENALTI ES FOR VIOLATIONS AS MADE AND PROVIDED IN SECTION

SECTION 3, THAT THE DIRECTOR OF PLANNING SHALL CHANGE.IN HIS RECORDS .AND ZONING MAPS IN ACCORDANCE
HEREWITH AND THE SAME SHALL BE AVAILABLE AND OPEN TO THE PUBLIC FOR INSPECTION. ks .

SECTION 4, THAT THIS ORDINANCE IS NOT SEVERABLE.

““PASSED AND APPROVED s oavar - g .

moA Y0 R L
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TEJEDA BILL

v

ITEMS NEEDED TO FILE & RECORDED ON THE FOLILOWING

\DDRESS: QNN -908& I/ i eTor, SF (1] EXCEPTIONAI

V(@

v _Done

f\/] BEXAR APPRAISAL PRINT OUT

(L1 PUBLIC RECORDS DATABANK SHEET

PVf/PICTURE

[ 1 DEED
() - Yes it was found

() - No & Requires Research

s 1 4
(L1 ARCHITECT DESCRIPTION (A na /c F roved

[ ] HISTORIC DESIGNATION VERIFIED CERTIFICATE FORM

[ ] VERIFICATION FORM WITH THE FOLLOWING SIGNATURE:

Y Y ) P © a
Ewmif Ke Moncivars
[ 1 DIRECTOR ~Bavid—Pastey}r SIGNATURE

[ ] HISTORIC OFFICER (Ann B. McGlone) SIGNATURE

[ ] NOTARY (Hope De La Vega) SIGNATURE

( ] FILE & RECORDED

NOTE(S) :

COMPLETE [ 1 YEs [ 1 No

COMPLETED BY:

(NAME)
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900-908 W. Houston St.

Significant




-

Current Name: Richbook Building; Los Buddies Lounge, American
Hotel (1987)

Architect/Builder: Unknown

Architecture: "This two-story brick masonry Victorian Italianate

commercial building on the corner of Houston and Frio presents
glass block transoms over the openings on the first floor, a cast
" stone dado below the windows and central entrances. A soldier
course of bricks is placed above the transoms and also above the
upper story w1ndows. A 11ntel of stone is under the windows and

windows and 1nc1scd below the cornice and centered on the two
primary facades is "19 RICHBOOK 23". There is a single window
between the pairs and a Chicago window in the center of the north
facade." (Recorded by S. Stepan, December 1987; Source: J.
Dickman, 1983.)

History: "Morris Richbook was born in Romania in 1883, son of an

agriculturist and vintner. He came to America in 1902, learned the
F‘nrﬂ1qh 'I:u'ngn:anp and Hpvp1nnnﬁl a r*'lnf'h'\ng business and Hnn:a-rf-mpnf-

store at 214 W. Houston St. 1In 1923, the building at 906 W
Houston St. was opened...." (Recorded by S. Stepan, December 1987;
Source: J. Dickman, 1983.)

Significance:

Owner/Address: Leonard Stern
Jeannette E. Stern
152 Rilfa Vista
San Antonio, TX 78216 (12/87)

LLegal: NCB 264 Blk 76 Lot 1 and 2



315

.‘/ \'v
PUBLIC RECORDS DATABANK, INC. 730 LOVERA SAN ANTONIO, TX 78212 210-733-4286
Tax Id : 00264-076-0010 ° Current Owner:
Legal : NCB 264 BLK 76 LOT 1&2 STERN FAMILY TRUST % LEONARD STERN
' ' 152 RILLA VISTA
Prop Class : COMMERCIAL SAN ANTONIO TX 782167630
Zone ¢ RESIDENCE DISTRICT
Address ¢ 900.0 HOUSTON ST W
R 782073052 CR:0704
Map: 616 Grid: D5 '
— Values -
Improvements : 70,000.00 Estimated Tax Amount : 2,675.05
Land 2 30,000.00 Census Track : :
Total :  100,000.00 Volume/Page ’/ii;gg;;;;;\\\
Market Land : 0.00 Document Type :Wq\§__-_—’//)
Agriculture : 0.00 ; — _
. 4 ———cammmas B —— . i o e = . -
RA16M -BEAAR APPRAISAL REAL PROPERTY ADMINISTRATIU\ 96/07/08
NEXT I-ACT TUCPL
W . . o~ ~ - ~ -
O DN 00D 6 076 leR 1996 ROLL C 10:36:25
ARB PENDING LEGAL NCB 264 BLK 76 LOT 1&2 UPDATED 93-11-10
BY KCSUV210
ACRES 0.0000
o SCHOOL 57
B ARCELADDRES SEZiA 900 0 HOUSTONZ ST WEE K T CITY 21
$S.P.T.B. CODE F1 00000 0000
FROPERTY CLASS CM PARENT ACCOUNT 00000 000 0000 VALUE CONTROL BP
ACCOUNT STATUS ZA TYPE N1
SOURCE TU21 REFERENCE OLD FILES SOURCE COST
COORD SHEET NUMBER NN FID GORA%
ORIGINATOR N e FDD ON FILE
TERMINATOR ADDRESS 152 RILLA VIqTA
CITY/STATE SAN ANTONIO TX
MAILING STATUS
NEW N2 ! ,
PERCENT 1.0000 YEAR BORN ‘ “ UPDATED 90-02-20
OWNER STATUS NF SOURCE BCDR : NCE

Q BY ABLYR
ACCOUNT INFORMATION DISPLAYLED
P10 FIDUCIARY PI'3 PRIOR OWNER P4 NEXT OWNER PP]“ CHG PrI7 OR PF8 NEXT

PRT
PF2 OWN-HIST PF15 SEARCH PE1S VALUES PF”O NOTE PF21 EXEMPT1ONS

e e e e e — ~ s Am A A



COUNTY BLOGK . _ s 148

/ . o] 1 | = LOT Bea———— __5255
NAME: OK Hotel/State leather = ___ COUNTY:_ exar o
ADDRESS: 916-20 W, . Houston ~ ciry. San_Anton e

— UM
ARCHITECT/BUILDER: __ e ___ DATE: CA.1915 PERIOD:
OWNER: R . STYLE: Commercial —

DESCRIPTION:. |WO sTory brick Eu‘ﬂaing With s‘impli‘e projecting cormtco reofad Th F1te- —RziEad
brick colrsas s&pam:te_ first and second floors and define second fToor window grouping.

-Hered cast concrete parapet. 1/l windows. Ground floor windows and doors Hﬁuc‘l“ -
Elat roof. S -_ —

BUILDING MATERIAL: wall: _ Brick " Loofs. Probably built up -~ flat =~ 7
PHYSICAL CONDITION:._ Faiper —— . SITE: original _X_____ or moved .v.____date S —
ALTERATIONS: I ol

SIGNIFICANCE:. Forms small_commercial complex with adjacent 912-914 W. Housfon. ~— =
Q[‘j_g__[_ﬂﬂ]_],_y_dﬂ_d still a _hotel/commercial structure. o L _

AREA OF SIGNIFICANCE: _Architectural/contextualEveL oF sIGNIFICANGE:. Local — =~ 56
DESIGNATION: NR NHL RTHL HABS HAER HESI HSI OTHER: . S
ORIGINAL USE: _Commercial - PRESENT Usg: _commercial = =
RELATIONSHIP TO SURROUNDINGS: CommemLaL_camnlnv near Missouril Pacific Ra..LLrQst DvpnT
ACREAGE/BOUNDARY DESCRIPTION: . . e
BIBLIOGRAPHIC DATA: City Directories e e
SEE INFO/CORRESPONDENCE FILES: . T —
RECORDED BY:. E.yaisou e ;e INFORMANT: _Maria Watson L
DATE: %P &-—————___ PHOTO DATA: B

(rev. 6-79)




NAME:
ADDRESS:
LEGAL:

LEGAL OWNER:

PRESENT USE:

ORIGINAL USE:

DESCRIPTION:

HISTORY:

0.K. HOTEL
918-20 W. Houston Street
NCB 264 Lot 4 BLK 76 Parcel 310

Sam Cohen and William Yahiel
Box 7814
San Antonio, Texas 78207

Commercial

c. 1915 Commercial

The two-story brick building contains two stores and
restaurant on the first floor, a hotel on the second.
There are two bays on the front (north) facade with
central door to the upstairs apartments. The street level
is altered with a brick dado and security screens.
Windows on the second floor have a hidden steel beam lintel,
and a soldier course of bricks bordering the upper floor
facade. The wide projecting cornice displays mission
tile, and the square end and peaked center parapets are
capped with cast stone. A one-story brick masonry
commercial building is attached on the west side.
City Directory listings; -
1910 — Barber Shop
1920 - O K Hotel

San Antonio Dye Works
1927 - 0 K Hotel

Burbank Employment Agency

San Antonio Dye Works
1938 — 0 K Hotel

Ritz Cafe

‘ San Antonio Dye Works

1946 - Ritz Cafe

Hotel

Domingo Acosta Barber Shop
1951 - O K Cafe, Bar

Hotel

Acosta Barber
1982 - O K Hotel

State Leather Co.
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Agenda/Chronology of Events

Date

5/15/2014

4/17/2018

7/27/2020

10/15/2020

11/4/2020

1/28/2021

4/1/2021

7/24/2023

9/12/2023

12/1/2023

1/31/2024

2/26/2024

Action taken

Purchase of 900 W.Houston site

Vice squad made us vacate the property

Hired JLL to market property

Submittal of redevelopment plan

Hired Jeremy Jessup to market property

Date of original bid

Westside Development Corp passed on the purchase of the property
Fire Department informed us that building is unsafe for fire personnel entry
Date of original demo application

Mark Larson letter of support

PCA

Engineer letter



PCA Property Condition Assessment Consultants, Inc

Architectural/Engineering and Environmental Consultants

January 26, 2024

Mr. Barclay Anthony, Principal
Master Property Partners Ltd.
900 Isom Road, Suite 200

San Antonio, Texas 78216

RE: Property Condition Assessment
Rich Book Building
900 West Houston Street
San Antonio, Texas 78216
Comm. No. 2024-0735-01

Dear Mr. Anthony:

In accordance with our accepted Engagement Letter, Property Condition Assessment Consultants,
Inc. performed a walk-through survey of the above-referenced property on January 17, 2024. A
complete electronic copy of our Property Condition Assessment Report dated January 26, 2024, is
attached.

We appreciate the opportunity to provide consulting services to you. If you have any questions,
please contact us at our Houston office.

Very truly yours,

PROPERTY CONDITION ASSESSMENT CONSULTANTS, INC.

(T 5 Thouuger

Robert D. Thompson
Registered Architect

RDT:dm

Enclosures

Property Condition Assessment Consultants, Inc
Architectural/Engineering and Environmental Consultants Inc.
4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: 281-591-6600 Direct: 713-397-1600



Property Condition Assessment Report

for

Master Property Partners, Ltd.

Rich Book Building
900 West Houston Street
San Antonio, Texas 78216
Comm. No. 2024-735-01

January 26, 2024

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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Rich Book Building
San Antonio, Texas January 26, 2024

EXECUTIVE SUMMARY

General Property Description

The property consists of a two-story mixed-use building, containing a total of 14,306 square feet
(sf) of rentable building area and related site improvements situated on a 0.2592-acre tract of land
located on the west side of the Central Business District of the City of San Antonio, Texas. The
original improvements were completed in 1923.

Estimated Required Expenditures

Based on our observations, interviews and documents reviewed, Property Condition Assessment
Consultants, Inc. (PCA) has prepared the following table with the total probable costs to restore
the building to functional condition and in compliance with current building codes and design
standards of the San Antonio Office of Historic Preservation.

ITEM COST
Total Repair and Renovation Budget $4,911,400
Architectural and Engineering Fees $343,798
Contractors Fee and General Conditions $850,000
Subtotal $6,105,198
Taxes $503,678
Total Renovation Budget Cost $6,608,876

Physical Condition

The improvements are considered to be in poor condition. The building is currently registered
with the City of San Antonio as a vacant building and all of the doors and windows are boarded
up for security. The utilities to the building have been shut off since April 2018. The physical
deficiencies and issues are summarized in Section VI of this Report.

Remaining Useful Life of Improvements

If the recommended remedial actions are performed, proper preventive maintenance is routinely
performed and defective items are promptly repaired or replaced, we would expect the remaining
useful life of the improvements to be at least 35 years.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building
San Antonio, Texas

January 26, 2024
Page 1

l. IDENTIFICATION

Subject Site:

Location:

Observation Date:

Weather:

Observed and
Prepared by

Report Reviewed By:

Site Contact:

Client:

Reliance:

Rich Book Building

900 West Houston Street
San Antonio. TX 78207

January 17, 2024
Partly cloudy skies and 42°F. No rainfall occurred within the

prior 24 hours of our site visit.

Robert D. Thompson
Registered Architect

T 5 Thouger

Bennett McKenzie, PE
Professional Engineer

T 15

Ms. Dacia Garcia-Allen, Property Manager, Master Property
Partners, Ltd.

Master Property Partners Ltd.

This Report is for the exclusive use of and may be relied upon
by Master Property Partners, Ltd. No parties or persons other
than those identified as authorized users may use or rely on the
information or opinions in this Report without the written
consent of Property Condition Assessment Consultants, Inc.

Architectural/Engineering and Environmental Consultants

PCA

4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600

Direct: (713) 397-1600



Rich Book Building January 26, 2024
San Antonio, Texas Page 2

.  PURPOSE AND SCOPE

Purpose

The purpose of this Assessment is to provide a description of the property improvements and an
opinion of their general physical condition as of the date of our site visit. The Assessment is
based on observations made during our walk-through survey of the property, readily available
documents and public records pertaining to the property, information provided by interested
parties and interviews.

Scope

The Property Condition Assessment Report notes physical deficiencies observed. A
recommended action and corresponding estimate of probable cost is provided for each item.
Items that in our opinion are of a deferred maintenance nature, which can be easily remedied by
routine property maintenance, are also noted without a probable cost to correct.

Our professional opinion of the property's compliance with certain codes and federal
accessibility regulations is also provided.

This report has been prepared in accordance with the American Society for Testing Materials
(ASTM) Standard Requirements as per ASTM Designation E 2018-15 for the preparation of
Property Condition Assessments.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building January 26, 2024
San Antonio, Texas Page 3

lll.  DOCUMENTS AND RECORDS

Property Information Questionnaire

A completed and signed Property Information Questionnaire was provided to Ms. Dacia Garcia-
Allen. A copy of the completed Questionnaire is appended to this Report.

According to the completed Questionnaire, all of the utilities to the building have been shut off
and the building has been vacant and boarded up since April 2018.

Readily Available Documents

No construction documents, maintenance records or survey were provided for our reference.

Public Records

Inquiries were made regarding the existence and availability of the following public records:

e Recorded outstanding violations of building and fire codes.
e Building Permit and Certificate of Occupancy records.
e FEMA Flood Insurance Rate Map.
e Property Zoning Map.
Interviews

e Ms. Dacia Garcia-Allen, Property Manager, Master Property Partners, Ltd. (210) 342-
2800
e Mr. Barclay Anthony, Manager, Master Property Partners, Ltd. (210) 342-2800

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building January 26, 2024
San Antonio, Texas Page 4

IV. PROPERTY DESCRIPTION

The property consists of a two-story mixed-use building, containing a total of 14,306 square feet
(sf) of rentable building area and related site improvements situated on a 0.2592-acre tract of
land located on the west side of the Central Business District of the City of San Antonio, Texas.
The original improvements were completed in 1923. The building is currently registered with
the City of San Antonio as a vacant building and all of the doors and windows are boarded up
for security.

The improvements are considered to be constructed of systems, components and materials that
are common to similar facilities of comparable age. The major systems, components and
materials are briefly described in this section.

Additional discussion and the probable costs of the deficiencies noted in this section is provided
in Section VII of this Report.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building January 26, 2024
San Antonio, Texas Page 5

Site Improvements

Area The site consists of a rectangular-shaped tract of land that
according to the Bexar County Appraisal District contains
approximately 0.2592 acres.

A schematic copy of the site plan is shown below:

A current ALTA/NSPS Survey is recommended to verify the site
size and identify easements, encroachments and encumbrances, if
any exist.

Access, Pavement
and Parking The building is located at the corner of West Houston Street and
north Frio Street and there is no off-street parking provided.

Walks There are public concrete sidewalks along each of the adjoining
streets. The courtyard at the southwest corner of the site is mostly
paved with gravel and concrete.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building
San Antonio, Texas

January 26, 2024
Page 6

Retaining Walls

Landscape/lrrigation

Drainage

Lighting

Fences

Signs

Utilities

Amenities

The site is of generally flat terrain and there are no retaining walls.

The site is mostly covered by the building and pavement and there
is no landscaping or irrigation system provided.

The sidewalks drain to curb inlets located in the adjoining streets.
From there storm water flows into the municipal storm drainage
system.

The site does not currently have any working exterior lighting.

An ornamental metal fence is provided along the south and west
property lines.

The only signage consists of the original masonry wall mounted
signs on the top of the building facing the public streets.

Water — San Antonio Water System
Sewer — San Antonio Water System
Electricity — CPS Energy

Natural Gas — CPS Energy

There are no site amenities.

Site Improvements — Observations and Comments

e The property currently does not have any working exterior lighting. As a matter of
increased security, we recommend that exterior lighting be provided.

e The site does not have any storm drainage systems, landscaping or site amenities.

e The utilities to the building have been shut off since April 2018.

Except as noted above, the Site Improvements observed by PCA appeared to be in satisfactory

condition.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building
San Antonio, Texas

January 26, 2024
Page 7

Structure and Building Envelope

Date of Construction

Building Area

Foundation

Structural Frame

Floors

Exterior Walls

Roof

The original improvements were constructed in 1923.

According to the Bexar County Appraisal District, the building
contains approximately 14,306 square feet (sf).

A Property Improvement - Building

Description: RETAIL STORE/HOTEL/STRG WHSE Type: Commercial State Code: F1 Living
Area: 14,306.00sqft Value: $100

Type Description Class CD Exterior Wall SQFT
220 RETAIL STORE C-F BR 3,133.00
140 HOTEL C-F BR 3,100.00
320 STORAGE WAREHOUSE C-F BR 6,233.00
320 STORAGE WAREHOUSE C-F BR 1,840.00

We consider the reported areas to be reasonably accurate.

There were no structural drawings available for our reference due
to the age of the improvements, therefore we were unable to
confirm the foundation type. Similar buildings of this age in this
region have concrete spread footings supporting loadbearing
walls.

Structural drawings for the building were unavailable due to the
age of the improvements. Based on our observations, the building
structural frame consists of loadbearing masonry walls and a grid
of wood columns supporting wood beams and wood floor and roof
joists.

The ground floor is a concrete slab-on-grade. The upper floor
consists of a wood plank subfloor supported by wood joists.

The front exterior walls consist of face brick over a loadbearing
masonry backup wall. The other exterior walls consist of cement
stucco over concrete masonry backup walls.

The roofs consist of gravel-surfaced built-up bituminous roofing
system. The roof has parapet walls along three sides and slopes
to drain to continuous gutters fitted with downspouts that
discharge water directly on-grade. At equipment curbs, the base
flashings are the same material as the roof membrane.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building January 26, 2024
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Based on our review of historical aerial photography it appears
the current roofing system is over 25 years old. The roofing
system is considered to be in poor condition due to active leaks
and should be replaced.

Windows The original windows have been boarded up with plywood siding
for security reasons.

Balconies There are no balconies.

Stairs The second floor is accessed by one interior stair and one exterior
steel fire escape. There is also one open wood-framed stair that
provides access to a small office mezzanine level.

Structure and Building Envelope — Observations and Comments

e Large cracks are evident in the loadbearing masonry walls at the northwest corner of the

building, extending to visible cracks in the plaster walls inside. The observed distress is
attributed to tree roots growing beneath the foundation, originating from an adjacent tree.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



Rich Book Building January 26, 2024
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e The structural integrity of the building is questionable with numerous cracks in the
loadbearing masonry walls. The damage is attributed to the disintegration of the
masonry and mortar in the walls. We also observed deteriorated structural wood framing
caused by past roof and wall leaks. Our observations were limited to the easily visible
components that were not covered by floor and ceiling finishes.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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e Based on our review of historical aerial photographs, the roofing system is at least 25
years old and has reached the end of its expected useful life. The roof is considered to
be in poor condition due to numerous active roof leaks and depressions which retain
water. The flashings are also considered to be in poor condition due to holes and
unsealed laps caused by punctures and deterioration.

|
1

e All the doors and windows are currently boarded up and are in a state of disrepair due to
their age and do not meet current energy conservation requirements.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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San Antonio, Texas

January 26, 2024
Page 11

e Access to the second floor is by one open interior stair and one exterior fire escape. None
of the existing exits meet the current building code requirements for egress.

APARTHENTS —=
i ? -
e
.
3 | I?t
L
- _goicai Tl

The Structure and Building Envelope components observed by PCA appeared to be in fair-to-

poor condition.

Interior Walls, Doors and Finishes

Walls

Ceilings

Doors
Floor Coverings

Cabinets

PCA

The interior partitions are typical assemblies of masonry and
wood studs. The interior walls are covered with various materials
including the original plaster, gypsum board, wood siding and
ceramic tile.

Suspended acoustical or plaster ceiling systems are typical.

The interior doors consist of solid core wood types in wood
frames.

The floors are typically covered with vinyl composition tile and
ceramic tile.

A custom-built-in bar is provided on the first floor. Various types
of cabinets and casework have been installed in the hotel rooms
on the second floor.

Architectural/Engineering and Environmental Consultants
4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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San Antonio, Texas

Interior Walls, Doors and Finishes — Observations and Comments

e The interior floor, wall and ceiling finishes, interior doors, and cabinets in the building
are in poor condition, primarily stemming from damage caused by roof and wall leaks,

as well as normal wear and tear.

gy
|l

The Interior Walls, Doors and Finishes observed by PCA appeared to be in poor condition.

Equipment and Appliances

Conveyance Systems There are no elevators.
Appliances There are no appliances.
Equipment and Appliances — Observations and Comments

e The building does not have an elevator to provide access to the second floor. If the
building is extensively renovated an elevator will be required to provide ADA access to

the second floor.

The building currently does not have any the equipment or appliances.

Architectural/Engineering and Environmental Consultants

PC A 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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San Antonio, Texas
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Mechanical, Electrical and Plumbing Systems

Heating and Cooling

Air Distribution

Ventilation

Electrical Service

Lighting Fixtures

Plumbing Piping

Plumbing Equipment

Plumbing Fixtures

The building is heated and cooled by split-type air-conditioning
systems that consists of air-cooled condensing units mounted on
the roof and interior air-handling units. The systems have not
been used for several years and are at least 20 years old.

Conditioned air is supplied through sheet-metal and flexible ducts
mounted above the ceilings. Air returns through ceiling grilles
into the plenum space above the ceilings to the air-handling unit.

The toilet rooms have roof-mounted exhaust fans that discharge
to the outside.

No indoor air quality measurements or tests were performed.

We did not sense unsatisfactory ventilation conditions indicative
of poor indoor air quality.

The subject site is served from pole-mounted utility-company-
owned transformers and overhead services that provide 120/208-
volt, single-phase, power to an exterior wall-mounted meter and
disconnect switch that feeds several interior panels of circuit
breakers for lighting and mechanical equipment loads.

Fluorescent and incandescent lighting fixtures illuminate the
interior spaces.

The sanitary sewer and vent systems are fabricated of cast iron
pipe. The sewer gravity flows to the municipal the service
connection.

The domestic water system is fabricated of galvanized steel pipe
and fittings.

The building does not have any working domestic hot water
heaters.

The fixtures in the toilet rooms include flush-tank-type water
closets, wall-hung urinals and wall-mounted and cabinet-based
lavatories.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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Mechanical, Electrical and Plumbing Systems — Observations and Comments

e The air-conditioning systems for the building are over 20 years old, have reached the end
of their serviceable life and have not been in service for at least the last 10 years.

e The building has galvanized steel water piping and fittings. Galvanized pipes are steel
pipes that have been dipped in a protective zinc coating to prevent corrosion and rust.
Galvanized pipes are known to corrode and rust on the inside after long term exposure
to water. We observed evidence of corrosion on the galvanized steel fittings. The
wastewater piping is mostly the original cast iron pipe that has reached the end of its
serviceable life.

e The plumbing fixtures are in poor condition due to age and normal wear and tear.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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e The electrical systems in the building are in poor condition due to age and normal wear
and tear and are not in compliance with current codes and electrical load demands. Most
of the lighting fixtures in the ceiling grid are missing.

The Mechanical, Electrical and Plumbing Systems observed by PCA appeared to be in poor
condition.

Fire Protection / Life Safety Systems

Fire and Smoke
Detection Systems The building does not have any smoke detection or fire alarm
systems installed.

Standpipe and
Fire Sprinklers The building does not have a fire sprinkler system.

Emergency Systems There are fire hydrants along the adjoining streets.
The building does not have any emergency systems.
Fire Protection / Life Safety Systems — Observations and Comments

e The building does not have any fire protection or life safety systems. PCA recommends
that as part of the renovation that fire sprinkler and fire alarm systems be installed.

The Fire Protection/Life Safety Systems observed by PCA appeared to be unsatisfactory.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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V. LOCAL REGULATORY COMPLIANCE

The property is within the jurisdiction of the City of San Antonio. Through our inquiries with
administrative departments, we have received the following information regarding compliance
with applicable local government regulations.

Code Violations

Currently the 2021 International Building Code with City of San Antonio amendments is in
effect.

The building is currently registered with the City of San Antonio as a vacant building.
According to the completed Questionnaire, all of the utilities to the building have been shut off
and the building has been vacant and boarded up since April 2018.

Certificate of Occupancy

The building is currently vacant and does not have a current Certificate of Occupancy.

Zoning

The property is located in the Cattleman’s Square historic district in Zone D (Downtown
District) and Zone H (Historic District). These districts are for concentrated downtown retail,
service, office and mixed uses. Additional design standards regulated by the Office of Historic
Preservation apply to buildings within this district.

D Downtown District (Sec. 35-310.11)
This zone provides concentrated downtown retail, service, office and mixed uses in the existing central business district. There are no building size or
height limitations. and parking requirements are waived. Examples of permitted uses: bar/tavern. indoor theater. taxi & limousine service. residential uses.
hotel, art gallery and/or studio, offices (no restrictions on square footage unless otherwise prescribed), and telephone equipment infrastruciure.

Historic Districts (Sec. 35-333

These are areas m which the cultural or archacological identity, arclntectural features, or overall character are considered lustorically significant. Histore
Districts often contain one or more buildings. objects, sites. or structures designated as significant or exceptional historic landmarks. Additional design
standards. regulated by the Office of Historic Preservation apply in these districts.

A copy of the zoning map is shown on the following page:

Architectural/Engineering and Environmental Consultants
PC A 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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Flood Plain

According to FEMA Flood Insurance Rate Map, Community Panel No. 48029C0395g, dated
9/29/2010, the property is located in Zone X, defined as an area of minimal flood hazard.

A copy of the Flood Plain Map is shown below:
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Seismic Zone

According to the USGS United States Seismic Hazard Map, the site is in seismic zone 0, an area
of minimal seismic activity.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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VI. ADA COMPLIANCE

Americans with Disabilities Act

Title 111 of the Americans with Disabilities Act (ADA) covers privately owned facilities defined
as being either a "place of public accommodation™ or a "commercial facility.” Title Il requires
the removal of architectural and communication barriers from places of public accommodation
constructed and occupied after to January 26, 1993, and require that all nonresidential buildings
designed or constructed for first occupancy after that date be accessible according to the ADA
Accessibility Guidelines.

Regarding applicability of Title I11 to the subject property, it is PCA’s opinion that the property
was constructed and occupied prior to January 26, 1993 and, therefore, compliance is required
when readily achievable.

The site and building elements were reviewed by visual observations and without measurements,
regarding compliance with Title 111 of the ADA. It is understood by the Client that the limited
observation does not comprise a full ADA Compliance Survey, which is not within the scope of
this Report. The Checklist below identifies only some barrier elements. Therefore, the Checklist
IS not to be considered a detailed study and we recommend a comprehensive ADA Compliance
study if more detailed information (including measurements) is needed or desired.

Required Site & Building Yes | No | N/A Comments Cost
Features

1) Accessible parking spaces, including van- \/

accessible space(s), with signs and graphics $0
2) Accessible ramps with nonslip surfaces and \/

detectable warnings at appropriate locations $0
3) Accessible entrance doors at appropriate locations \/ $0
4) Accessible interior routes, including corridors and \/

doors and acceptable floor surfaces $0
5) Adequate floor space and clearances for \/

maneuvering in public toilet rooms $0
6) Water closets, lavatories and urinals in public \/

toilet rooms appear to be positioned as required $0
7) Faucets, grab bars, towel dispensers and other \/

accessories in public toilet rooms appear to be the

type and at the locations required $0
Probable Compliance Cost $0

The site improvements and building are not in compliance with ADA. No costs are included
above because an extensive renovation of the building is planned. The renovation drawings for
the building will need to be submitted to The Texas Department of Licensing and Regulation
(TDLR) for review.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600
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VIl. PROBABLE REPAIR COSTS

We observed the site improvements, the building exteriors, roof and major building equipment.
We entered and observed the interior of the building.

The building is presently registered as a vacant structure with the City of San Antonio and is
secured and all of the windows and doors are boarded up for security. Given its extensive
damage, a substantial renovation is imperative to bring the building back to a usable condition.
Considering the scope of necessary repairs, it is anticipated that the building will need upgrades
to comply with current new construction requirements. Additionally, the building is located in
an historic district and additional design standards regulated by the Office of Historic
Preservation will apply to building if it is renovated. PCA has prepared the following table of
probable budget costs to restore the building and site improvements to functional condition:

ISSUE

RECOMMENDATION

BUDGET

The sidewalks and patio pavement are not
ADA compliant, and the building does
not have any landscaping or site
amenities.

An allowance of $200,000 is provided to
modify the sidewalks and building
entrances for ADA compliance, new patio
improvements, landscaping, root pruning,
installation of a root barrier.

$200,000

Large cracks are evident in the loadbearing
masonry walls at the northwest corner of
the building, extending to visible cracks in
the plaster walls inside. The observed
distress is attributed to tree roots growing
beneath the foundation, originating from
an adjacent tree.

The structural integrity of the building is
questionable with numerous cracks in the
loadbearing masonry walls. The damage
is attributed to the disintegration of the
masonry and mortar in the walls. We also
observed deteriorated structural wood
framing caused by past roof and wall
leaks. Our observations were limited to
the easily visible components that were not
covered by floor and ceiling finishes

An allowance of $200,000 is provided to
repair the building foundation following
root pruning and the installation of a root
barrier between the northwest corner of
the building and an adjacent mature tree.

An allowance of $250,000 is provided to
repair and rebuild the deteriorated
loadbearing walls, tuckpoint, clean and
repair the face brick along the street
frontage and replace the deteriorated
wood framing as needed.

The building is located in an historic
district where additional design standards
regulated by the Office of Historic
Preservation apply for the building
exteriors.

$450,000

Based on our review of historical aerial
photographs, the roofing system is at least
25 years old and has reached the end of its
expected useful life. The roof is
considered to be in poor condition due to
numerous active roof leaks and
depressions which retain water. The
flashings are also considered to be in poor
condition due to holes and unsealed laps
caused by punctures and deterioration.

We recommend the complete tearing-off
of the existing roof system and reroofing
with an appropriate roof system. PCA
recommends that tapered insulation
boards be installed as part of the reroofing
to achieve positive roof drainage. Our
estimated probable cost is based on
replacing approximately 9,900 sf at
$12;.00 per sf.

$118,800

PCA

Architectural/Engineering and Environmental Consultants
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ISSUE

RECOMMENDATION

BUDGET

All the doors and windows are currently
boarded up and are in a state of disrepair
due to their age and do not meet current
energy conservation requirements.

An allowance of $500,000 is provided to
install new doors and windows that
comply with current energy conservation
requirements.

The building is located in an historic
district where additional design standards
regulated by the Office of Historic
Preservation apply for the design of the
exterior windows and doors.

$500,000

Access to the second floor is by one open
interior stair and one exterior fire escape.
None of the existing exits meet the current
building code requirements for egress.

The interior floor, wall and ceiling
finishes, interior doors, and cabinets in the
building are in poor condition, primarily
stemming from damage caused by roof
and wall leaks, as well as normal wear and
tear.

Modifications to the interior partitions are
necessary to create code compliant exit
stairs and an elevator. Replacement of the
interior finishes, doors and cabinets are
also necessary. Our estimated budget cost
is based on 14,300 sf at $67.00 per sf

$958,100

The building does not have an elevator to
provide access to the second floor. If the
building is extensively renovated an
elevator will be required to provide ADA
access to the second floor.

An allowance of $325,000 is provided to
install an elevator.

$325,000

The air-conditioning systems for the
building are over 20 years old, have
reached the end of their serviceable life
and have not been in service for at least the
last 10 years.

Replacement of the air-conditioning
systems, including the ductwork and
diffusers, is recommended as part of the
renovations. Our estimated budget cost is
based on 14,300 sf at $65.00 per sf.

$929,500

The building has galvanized steel water
piping and fittings. Galvanized pipes are
steel pipes that have been dipped in a
protective zinc coating to prevent
corrosion and rust. Galvanized pipes are
known to corrode and rust on the inside
after long term exposure to water. We
observed evidence of corrosion on the
galvanized steel fittings. The wastewater
piping is mostly the original cast iron pipe
that has reached the end of its serviceable
life. The plumbing fixtures are in poor
condition due to age and normal wear and
tear.

Replacement of the plumbing wastewater,
domestic water piping, plumbing fixtures
and equipment is needed. Our estimated
budget cost is based on 14,300 sf at
$25.00 per sf.

$357,500

PCA

Architectural/Engineering and Environmental Consultants
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ISSUE RECOMMENDATION BUDGET
9. The electrical systems in the building are | Replacement of the electrical systems is $572,000
in poor condition due to age and normal | recommended including installation of
wear and tear and are not in compliance | new communications and data cabling.
with current codes and electrical load | Our estimated budget cost is based on
demands. Most of the lighting fixtures in | 14,300 sf at $40.00 sf.
the ceiling grid are missing.
10. The building does not have any working | PCA recommends that as part of the $500,500
fire or life safety systems installed. renovation that fire sprinkler and fire
alarm systems be installed. An allowance
of $572,000 is provided to install a fire
sprinkler and a fire alarm system. Our
budget cost is based on a 14,300 square
foot (sf) building at $35.00 per sf.
TOTAL Repair and Renovation Budget $4,911,400
Architectural and Engineering Design Fees (7%) $343,798
Contractors Fee and General Conditions $850,000
Subtotal $6,105,198
Taxes $503,678
Total All Costs $6,608,876

PCA

Architectural/Engineering and Environmental Consultants
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VIIl. CAPITAL RESERVE ANALYSIS

The Capital Reserve Analysis (CRA) table included in this Section is an analysis of the probable
costs for normally anticipated replacement for the major components of the improvements
during the term shown in the table. The expenditures in the CRA are considered to be capital
expenses and do not include damage-related, maintenance or minor operating repair costs. Items
that have an indeterminable remaining useful life but have reasonable potential for failure during
the term of the CRA may be included. The analysis excludes the costs for replacement of
components or systems estimated to expire after the term and costs that may be incurred due to
accidents, fire and natural events such as floods, wind storms or seismic activity.

The expected useful life and remaining life values are based on published, historical
performance data for comparable items with consideration for the present condition and reported
service history. The actual performance of individual components may vary from a reasonably
expected standard and will be affected by circumstances that occur after the date of the
evaluation. The costs indicated for individual items are present value. Total costs are also
provided with consideration of an inflation factor determined by the Client for future
expenditures.

The amounts shown in the CRA are based on the assumption that all of the work recommended
in Section V11 of this Report will have been completed within a year of PCA’s observation date.
The first-year period of the term of the CRA is, therefore, considered to be the 12 months
following the observation date. Other than the normally recurring capital expenses that have
been scheduled or are expected, no costs are included in the first year of the term.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
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IX. SCOPE AND LIMITATIONS

Procedures

PCA performed a walk-through survey of the subject property to make representative
observations of the general condition of the various components of the improvements. The
walk-through survey consisted of nonintrusive visual observations (unless otherwise noted) of
readily accessible and easily visible components and systems. During our site visit, we did not
gain access to or observe all areas, operate any specific equipment, inspect specific structural
connections, perform any tests or measure the improvements. Representative observations
(typical sampling) were made of repetitive systems, components and areas.

The representations regarding compliance with government laws, codes or regulations are based
on normal inquiries with government agencies or departments having reasonably ascertainable
information that is readily available.

Limitations

The information and opinions contained in this Report are not based on a comprehensive
engineering study or an exhaustive technical review. PCA did not remove any materials to
inspect concealed materials or conditions. PCA's observations were limited to items and
conditions that could be clearly seen from the ground or safely accessible surfaces and were
made without the use of visual aids.

PCA's professional services and this Report represent our professional experience and judgment
regarding the condition of the subject property and are not intended, and should not be construed,
to warrant or guarantee the present or future performance of any building components or
systems, or guarantee that the property will remain in its present condition.

The Report is not intended to be based on an exhaustive review of conditions and thus it is not
guaranteed that all deficiencies are identified. Based on observations and professional opinion,
along with data and comments received and the information of reports made available to us, we
will represent property conditions and probable costs to correct the identified deficiencies.

The scope of services provided by PCA for the development of this Report does not include
designing or preparing specifications for the systems, components, materials or procedures
necessary for performing the repairs or modifications that may be recommended in this Report.
PCA's probable repair costs are based on approximate quantities and costs, or furnished
information that is presumed to be accurate. A detailed survey of quantities for developing the
probable costs was not included in the scope of PCA's services. The probable costs stated to
repair physical deficiencies or correct issues identified in this Report are average amounts that
we consider to be probable for the marketplace. The stated probable costs do not constitute a
warranty or a representation that all items that may need repair or other attention are included.
The actual cost of repairs may vary from the probable costs provided by PCA.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
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Environmental Issues

This Report is not an Environmental Site Assessment Report and does not identify or confirm
the presence or absence of asbestos-containing materials, polychlorinated biphenyls, lead-based
paints, toxic soils, recognized environmental conditions or other environmental concerns that
may exist on or affect the subject property.

Intended Use

This Report is intended to be used in its entirety. No portion of it may be deleted or used out of
context without the written consent of PCA. The opinions and information contained in this
Report are time sensitive and may be relied upon for a period not to exceed six months. This
Report was prepared for the limited use of consideration of a single financial transaction by the
authorized users. The use of this Report for any other purpose is prohibited without the written
consent of PCA.

Proprietary Information

Field data, field notes and other data and documents assembled by PCA to produce this Report
represent the work product of PCA’s training, experience and professional skill. This
information belongs to and remains the property of PCA.

Documents

Documents and data provided by the Client, designated representatives of the Client, the Client’s
consultants or contractors, or other interested parties have been reviewed and may be referenced
herein, with the understanding that PCA assumes no responsibility or liability for their accuracy
or for the omission by any of the involved parties of any reports or other information that could
affect the transaction.

Architectural/Engineering and Environmental Consultants
PCA 4660 Beechnut Street, Suite 238, Houston, Texas 77096
Phone: (281) 591-6600  Direct: (713) 397-1600



TERMINOLOGY

Condition

The following terms are used to describe the physical condition of materials, components and
systems. A term applied to a component or system does not preclude the possibility that repair
to a section, portion or part of that component or system may be needed.

Good - Considered being in better-than-average condition and performing properly.
Signs of deferred maintenance and normal weathering or wear may be apparent.

Satisfactory - Considered to be in suitable, average condition and performing
adequately. Signs of deferred maintenance and weathering or wear may be apparent.

Fair - Considered to be in average or worse-than-average condition and performing
marginally. Signs of deferred maintenance, excessive weathering or wear may be
apparent. Characteristics may indicate that the item is nearing the end of its useful life.
The item may exhibit signs of repairs that are considered not to meet commonly accepted
applicable standards. Repair or partial replacement is considered to be necessary to
prevent further deterioration or to restore proper function.

Poor - Considered to be in inferior or worse-than-average condition and to either have
failed or be unreliable. May exhibit damage, breakage or excessive wear and
deterioration. Replacement or major repair is needed.

Expected Useful Life and Remaining Useful Life

The following terms are used to indicate PCA's opinion of the amount of time that a material,
component or system will perform its intended function. The time values are based on published
historical information, records pertaining to maintenance of the property and PCA's judgment.

Expected Useful Life (EUL) - The expected number of years that a new material,
component or system will perform with normal maintenance, including the preventive
type. This value is considered to be an average of the periods of normal service provided
by most installations of the same or a similar material, component or system. Factors
such as severe service demands and environmental conditions are considered by PCA.

Remaining Useful Life (RUL) - The expected number of years that an existing material,
component or system will satisfactorily perform with normal maintenance, including the
preventive type. This value is usually the difference between the age of a material,
component or system and it’s EUL. Unusually good initial quality or exceptional
maintenance can result in a longer-than-normal RUL. Environmental conditions, the
initial quality of the item and workmanship, the amount and quality of preventive
maintenance, the extent of use and the present physical condition will factor into PCA's
judgment of RUL.

PCA Property Condition Assessment Consultants, Inc

Architectural/Engineering and Environmental Consultants



Deferred Maintenance

e Deferred Maintenance - This refers to repairs or replacements that should have been
performed before the property was observed by PCA. Generally, this term is applied to
physical deficiencies that cannot be remedied by routine or normal operating maintenance
procedures, but rather require specialized equipment, specially trained personnel or large
quantities of materials or workers to perform the remedy. De minimis conditions, those that
do not represent a physical deficiency or material threat to the property, are excluded.

Probable Repairs Terminology

e Critical Repairs — These are items, which, due to life safety hazards, loss of critical
function, or non-compliance with an applicable code, should be corrected immediately.

e Non-Critical Repairs — These are items that are in serviceable condition, but deteriorated
or are damaged. Repair or replacement within one year is recommended.

PCA Property Condition Assessment Consultants, Inc

Architectural/Engineering and Environmental Consultants
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1. View of the east side of the building.

2. View of the east side of the building.
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4. View of the sidewalk along the north side of the building.
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5. View of the sidewalk along the north side of the building.

6. View of he north side of the building
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8. View of the west side of the building.



West Houston Street Building
San Antonio, Texas Page 5

10. View of the east side of the building facing North Frio Street.
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12. the east side of the building
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14. View of the west side of the building where the tree roots from a tree planted at
the northwest corner of the building is causing foundation problems.
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15. Close-up view of the cracks in the northwest corner of the building due to damage
from tree roots.

16. View ofh tree at the northwest corer of t building that is causing foundation
issues with the building.



West Houston Street Building
San Antonio, Texas Page 9

17. View of the crack in the masonry wall on the second floor inside the northwest
corner of the building where the tree roots are damaging the foundation.

18. View of the crack in the masonry wall inside the northwest corner of the building
where the tree roots are damaging the foundation.
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19. View of the cracks in the exterior masonry wall along the east side of the
building.

20. View of the southwest corner of the building where the loadbearing masonry wall
is collapsing.
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21. View of the cracks in the loadbearing wall at the southwest corner of the building
where the wall is collapsing.

22. View of the cracks in the loadbearing wall at the southwest corner of the building.
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23. View of the disintegrating loadbearing masonry wall along the west side of the
building.

24. View of the cracks in the loadbearing wall at the west wall of the building.
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26. View of the west exterior loadbearing wall that is collapsing.
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27.Vie of the disitegrating loadbearing masonry wall along the west side of the
building.

28. View of the disintegating Idearing masonry wall along the west side of the
building.
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30. View of the lower section of the roof that is depressed, and water is ponding.
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33. View of the ceiling damage from a roof leak in one of the second floor hotel
rooms.

34. Close-up view of the ceiling damage from one of the roof leaks.
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36. View of the ceiling damaged due to roof leaks.
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37. View of the bar on the first floor.

38. View of the small mezzanine level.



West Houston Street Building
San Antonio, Texas Page 20

40. View of the kitchen on the first floor.
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42. View of one of the hotel ro on the second floor.
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44. View of one of the toilet rooms on the first floor.
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46. View of one of the typical air handling units for the air conditioning system.
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48. View of one of the typical electric water heaters.
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Property Condition Assessment Consultants, Inc.
Architectural/Engineering and Environmental Consultants

Commercial Property Information Questionnaire

GENERAL SITE INFORMATION Property

Name: Master Property Partners, Ltd.
Property Address: 900 W. Houston St

City/State: San Antonio, Texas Zip Code: 78207

Telephone: (210 ) 342-2800 Fax: ()

Manager’s Name: Dacia Garcia-Allen Years at the Property:

Chief Maintenance Name: N/A Years at the Property:

Year Building(s) Constructed: 1923 Year Renovated:

Number of Buildings: ! Number of Stories: 2

Property Area (acreage): 14,306

Net Rentable Square Footage: 14,306 Gross Building Square Footage: 14,306
Total Number of Parking Spaces (including the spaces below): 0

Total Number of Handicapped Spaces: 0 Number of Van-Accessible Spaces: 0
Number of Covered Spaces: 0 Number of Garage Spaces:
UTILITY INFORMATION

Please note the name of the utility company that provides the services:

Electricity: N/A
Natural Gas: N/ A
Water: ‘\” A
Sanitary Sewer: \N)/ A
Garbage: NJ/A
Fire Sprinkler: p) /A
Fire Alarm: N} /A

Lawn Maintenance: () /£ IN HOUSE  CONTRACTED
-

COMPLIANCE WITH GOVERNMENT REGULATIONS

Is the property within the corporate limits of a city: (YES) NO

If yes, do you have a Certificate of Occupancy on file: YES @

S

If yes, please provide a copy
When was the last inspection by the Building Department: NJ / A

When was the most recent Fire Department Inspection for your fire sprinkler system or fire
alarm system:  p)J JA
I

4660 Beechnut Street, Suite 238, Houston, Texas 77096
Voice: 281 591-6600 Direct 713 397-1600

Page 1



Property Condition Assessment Consultants, Inc.
Architectural/Engineering and Environmental Consultants

PROPERTY MAINTENACE/CONDITION

PAVEMENT:

Have any repairs been made within the last 3 years: YES

If yes, how many square feet (sh): Cost:
When was the pavement restriped: Sealcoated:

&9)
IRRIGATION SYSTEM Q
(NO

If existing, do all circuits work YES

STRUCTURAL SYSTEMS
Are you aware of any problems with the foundation, floor slabs or the @ural framing
NO

system: YES
If yes, what is the concern and where:

DRAINAGE

Are you aware of any site drainage problems: YES @
If yes, where are they located: =
EXTERIOR WALLS

Are you aware of any cracks in the exterior walls: @ NO
Ifyes, where: FNT IGLT (OIIET.

Any defective wall sealants: YES NO
If yes, where:

Do the exterior walls leak: YES NO
If yes, where -
Have exterior wall joints been recaulked: YES @O )

If yes, when and where:

EXTERIOR PAINTING
When was the property last completely painted: N/ A

Cost:

CURTAIN AND WINDOW-WALL

Do any windows leak: YES @
If yes, where: Yy
Have any of the original windows been replaced: YES ,NB{
Have the curtain or window walls been resealed: YES (N y
When: Wetsealed:

4660 Beechnut Street, Suite 238, Houston, Texas 77096
Voice: 281 591-6600 Direct 713 397-1600
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Property Condition Assessment Consultants, Inc.
Architectural/Engineering and Environmental Consultants

ROOQFS

Are there any current leaks: M M BE ? YES NO
If yes, where: __
Has the roof{s) been replaced: YES / NO)
If yes, when: Cost: N
DOMESTIC WATER BOILERS/WATER HEATERS

Number of Boilers (if any): st /N Number of Water Heaters (if any):
Are the Boiler/Water Heaters: N / ELECTRIC GAS

How many Boilers or water heaters have been replaced:
*If Boilers exist on the property, please provide PCA with the Boiler Inspection Certificate.

A/C UNITS
Have any major overhauls/repairs been performed: YES NO

If yes, when and where: il

Any compressors or condensing units (if split systems) replaced in the last 12 monthg:

Chiller (if any): YES /NO )

Manufacturer: Tonnage: Type: E";_/\

If the building has a chiller(s) has an Eddy-Current test been performed: YES m O )

When: Any problems noted: \,.\

Cooling Towers (if any): YES / NO )

Manufacturer: \\:

Does the building have an Energy Management System: YES / NO )

Date installed: il

ELECTRICAL

Are you aware of any electrical problems: YES /@

If yes, where: \—'/4\

Subfeeder from the meters to the panelboards is: ALUMINUM COPP

Branch circuit wiring is: ALUMINUM COPPER
——

PLUMBING

Type of sanitary piping m

Type of water piping < COPPE@ GALV STEEL CPVC

Please note any major repairs/replacements/renovations that have been performed during the
past five (5) years. Please states quantities and costs if known:

NOTEING S BEER) DONE — BLDA IS SEMED OFF
~PELCITU OF 3/

4660 Beechnut Street, Suite 238, Houston, Texas 77096
Voice: 281 591-6600 Direct 713 397-1600

Page 3




Property Condition Assessment Consultants, Inc.
Architectural/Engineering and Environmental Consultants

Please note any problems concerning the physical condition of the properly not noted above
and what plans management has to correct the problem(s):

BOILDING WAS SHETDOWA B G OFSA. DRl s
KOS B DONE SINCE AL ZDIB. AL DNILTIES
WELE SHUT DFF.

Please provide PCA with copies of the following:

Certificate of Occupancy for each building shell

Boiler Permits

Elevator Permits

Fire Sprinkler System (if any), fire alarm (if any), Site Plan (8.5” x 11”)
Land Title Survey (8.5” x 117)

Schematic Floor Plans (8.5” x 11)

Please indicate maintenance service providers or major contractors such as:

Elevators: ﬁ\)[ A

HVAC Systems: Y\') }q

Blectrical: N B
Plumbing: N[

Fire Sprinkler: [\) A’

Fire Alarm: n) I
Boilers/Water Heaters: [A

Lo, 4
Questionnaire Completed by: (DR P EPIIABAHTVER) DateD {[)Q .Y
Print Name: Dacia Garcia-Allen Title Property Manager

Company:  Master Property Partners, Ltd.

When completed, please email to the professional who sent you the Questionnaire. You can
also fax or deliver this Questionnaire to:

Property Condition Assessment Consultants, Inc.
13201 Northwest Freeway, Suite 320
Houston, Texas 77040
Phone: (281) 591-6600
Fax: (281) 591-6686

4660 Beechnut Street, Suite 238, Houston, Texas 77096
Voice: 281 591-6600 Direct 713 397-1600
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Resume

Robert D. Thompson, President

Registered Architect - Environmental Professional

Education
e Bachelor of Architecture
e The University of Kentucky

Registration, Certification and Memberships

Registered Architect, State of Texas Registration No. 13013
American Institute of Architects (AlA)

Texas Society of Architects (TSA)

Certified by HUD for MAP Loan Programs

Environmental Professional Designation

Continuing Education

e Numerous continuing education seminars covering architectural/engineering and
construction-related issues, and various Building Code Seminars (ICBO and SBCCI)

e The Role of Environmental Audits and Site Assessments in Property Transfers

e Environmental Seminars including Asbestos and Lead Hazard Control

e Inspecting Buildings for Asbestos-Containing Materials

EXxperience

Co-founder and President of PCA Consultants, an Architectural/Engineering and
Environmental Consulting firm serving the Real Estate Industry. Mr. Thompson is
responsible for technical and business oversight of the company as well as the performance
of consulting services.

Prior to PCA, Mr. Thompson was Assistant Regional Manager of the Houston Regional
Office for a national architectural/engineering consulting firm (Eckland Consultants). He
co-managed the regional office services for over nine years. During the last ten years, Mr.
Thompson has been involved in the preparation of Property Condition and Environmental
Assessments of commercial properties, as well as document reviews, cost evaluations and
construction monitoring. He is also experienced in performing ADA Compliance
Surveys, feasibility studies for corporate clients, and roof and pavement condition
surveys.

Previously, Mr. Thompson was involved as a Project Architect with a prominent Houston
architectural firm, involved in project management, design, contract documents and
construction administration for commercial, industrial, and multifamily projects. Mr.
Thompson has many years of experience in the preparation of FNMA DUS Reports and
HUF MAP Reports.

Property Condition Assessment Consultants, Inc.
Architectural/Engineering and Environmental Consultants



Resume

J. Bennett McKenzie
Licensed Professional Engineer, Environmental Professional

Education
e Bachelor of Science, Electrical Engineering Texas Tech University

Registration, Certification and Memberships

e Professional Engineer, Texas
e Registered Environmental Accessor
e Former Certified Asbestos Inspector, Consultant and Management Planner

Continuing Education

e Numerous continuing education seminars covering architectural/engineering and
construction-related issues, and various Building Code Seminars (ICBO and SBCCI)

e The Role of Environmental Audits and Site Assessments in Property Transfers

e Asbestos and Lead Hazard Control

e Inspecting Buildings for Asbestos-Containing Materials

Experience

Mr. McKenzie has over twenty-five years of experience related to engineering and environmental
matters. He has completed hundreds of Property Condition Assessments and Phase | Environmental
Site Assessments throughout the United States and internationally. He is a Licensed Engineer, former
Licensed Asbestos Consultant, and holds a B.S. in Electrical Engineering from Texas Tech

University.



I HAWTHORNE

CONTRACTING

Ms. Stephanie Stolte

Project Manager

Master Property Partners, Ltd.
San Antonio Texas

Project Name: 900 W. Houston Street-Master Property Partners. Ltd.

Scope of Work:
Preliminary Budget pricing to demo existing interior and reconstruct to bring to

current code and functionality. Includes interior, exterior, structural, site-work,

flatwork.

Demo S 195,000.00
New Walls S 143,000.00
VWC $ -

T/F/Paint S 110,500.00
Ceiling S 136,500.00
Electric S 552,500.00
HVAC S 975,000.00
Plumbing S 325,000.00
Concrete S 162,500.00
Fire Alarms S 110,500.00
Fire Sprinklers S 455,000.00
Flooring S 145,340.14
Doors/Hardware S 110,500.00
Millwork S 116,545.00
Elevators S 325,000.00
Structural Work/Masonry S 240,500.00
Glass/Windows S 500,500.00
Site Work/Flatwork S 240,500.00
General Conditions S 419,165.52
Contractor Fee S 421,084.05
Subtotal S 5,684,634.72
Tax S 468,982.36

wn

Contract Total 6,153,617.08

Exclusions: keying of door hardware, Waxing/polishing of new flooring. Any items not listed above.

This proposal shall become effective upon signature by owner (or owner rep). Payment is due 30 days from invoice date.
A finance charge of 1.5% per month will be applied to any upaid balances after 30 days.

Prepared by: Darren Hawthorne Accepted:

Date: 8.17.23 Date:

Hawthorne Contracting - PO Box 171274 - San Antonio - Texas - 78217




908 W Houston, San Antonio, TX

Pro forma

BUILDING PROGRAM AND RENTS

Rent
Commercial Units SF per SF  Units | Total Rent | Total SF
Monthly
908 W Houston (1st Floor) retail office 2,400 $1.50 1 $3,600 2,400
908 W Houston (2nd Floor) office 2,600 $1.00 1 $2,600 2,600
5,000
Total Monthly Rent $6,200
Total Building Square Feet 5,000
Exit Cap Rate
INCOME Stabilized 8%
Gross Potential Income (Total Annual Rents) $74,400 $76,632
Less Vacancy 20% -$14,880| -$15,326
Gross Operating Income $59,520 $61,306
Operating Expenses (NNN) $7 -$35,000| -$36,050
Expense Reimbursement 80% $28,000 $28,840
Leasing Commissions/ Inducements -$26,784 Value
Net Operating Income (NOI) $25,736| $54,096 $676,195
COSTS
Sales Price $1
Building Improvement Cost SF Building $240 | $1,200,000( $1,200,000
Total Hard Costs $1,200,001| $1,200,001
Soft Costs (Archtiect/ MEP / Permitting 4% $42,000
Carry Costs (taxes, interest, Insurance, lease up) 18-24 months $120,000
Land Costs $1
Total Project Costs $1,362,002| $1,362,002
Return on Project Cost 1.9% 4.0%
LOAN
Down Payment 40% $544,801| $544,801
Loan Amount 60% $817,201| $817,201
Amort
Years Interest
Loan Assumptions 20 8%
Monthly Debt Service -$6,835 -$6,835
Total Annual Debt Service -$82,025( -$82,025
Cash Flow After Debt Service -$56,289 -$27,929
Debt Service Coverage Ratio (DSCR) 0.31 0.66
Cash on Cash Return (Return on Down Payment) -10.3% -5.1%



ARCHCOMM., LLC

Architects & Engineers
1006 Beckett « San Antonio, TX 78213 ¢ Phone: (210)308-9905

February 26, 2024

AREA Real Estate, LLC .

1221 Broadway, Ste 104 * Emailed to davida@areatx.com *
, * 2 Pages *

San Antonio, TX 78215 ages

Attn: Mr. David Adelman
Re: 900 W Houston
Structural Condition Assessment

Per your request, ArchComm visited the park to assess the current condition of the existing
structure. The following is a report of our findings and our recommendations on how to address
the existing condition.

OBSERVATIONS

A representative of ArchComm visited the site on February 21, 2024, to visually observe the
existing structure. Observations were made by walking through and around the building. The
following items were noted during our observations:

o The existing building is a two-story brick clad structure.

o The structural system consists of concrete beams and columns with wood joists and
decking.

o The first level has a concrete floor slab.

Severe cracking is present in the brick facade along the north and west faces of the

building.

o Concrete beams are cracking throughout the structure.
e  Wood floor joists are water damaged in bathroom areas.
o The concrete floor slab has cracked and settled as much as six inches in places.
e  No structural drawings are available.
DISCUSSION

The structure is in poor condition. The owner’s intended use of the building includes flexible
office space. Building code requires floor loading of 50psf live load plus 15psf partition load as
well as 80psf corridor loading. The current wood floor joists will require significant
reinforcement or replacement to support the loading requirements. The cracking in the concrete
beams would also need to be fully investigated and addressed. As structural drawings are not
available, the reinforcement of the concrete structure will be unknown and difficult to assess
with certainty. Additionally, large portions of the first-floor slab will need to be replaced with the
subsoils being remediated to achieve satisfactory floor performance.

24-AE126
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RECOMMENDATIONS

The extent of reinforcement and repair required to make the structural serviceable and code
compliant make rehabilitation impractical. The building should be demolished.

LIMITATIONS

The opinions expressed in this report are limited to the matters expressly stated herein and no
opinions are implied, or should be inferred, beyond matters stated. In the formulation of our
opinions, we have made and relied upon the assumptions that all statements and representations
made to us are true and correct.

Our professional services have been performed with a level of skill and expertise which is usual
and customary for professionals engaged in this type of work and is consistent with generally
accepted engineering practice.

The investigation does not include a detailed analytical study of the structural elements nor does
the report address the structural status of framing members which are not exposed to view and
are not readily accessible for visual observation, or other areas not mentioned in this report.

We appreciate the opportunity to offer our services. Please call if you have any questions
regarding this matter or we can offer additional assistance.

. %<¢ OF 7o\
Sincerely, _.‘6;\‘ """""" f:!fﬂ;",'
-k * A
ArchComm, LLC. &%: 7% x4

%%, 104806 &2

NAL E ~
Aaron M. Staas, P.E. %\:‘%

TX License No. 104806
TX Firm Reg. No. F-15659

24-AE126



I HAWTHORNE

CONTRACTING

Barclay Anthony

900 Isom Road

Suite 200

San Antonio, TX 78216

Project Name: 908 Houston Street

Scope of Work:
Budget Pricing to renovate 908 W Houston. Includes exterior work, ada

compliance, new restrooms, elevators, new hvac, new electrical service, structural
work, roofing work, and general finish out.

Demo S 9,500.00
New Walls S 54,114.41
VWC $ -

T/F/Paint S 38,364.73
Ceiling S 20,306.28
Electric S 142,901.69
HVAC S 115,334.80
Plumbing S 59,754.35
Fire Alarms S 9,134.79
Fire Sprinklers S 9,581.94
Flooring S 38,157.97
Glass/Glazing S 78,000.00
Doors/Hardware S 60,088.71
Millwork S 41,804.02
Blinds S 13,000.00
Concrete/Masonry S 68,000.00
RR Accessories S 14,895.00
Elevator S 75,000.00
Roofing S 42,000.00
Structural S 21,500.00
Asphalt/Striping/ADA S 19,500.00
Insulation S 9,500.00
General Conditions S 75,235.09
Contractor Fee S 81,253.90
Subtotal S 1,096,927.67
Tax S 90,496.53
Contract Total S 1,187,424.20

Exclusions: keying of door hardware, Waxing/polishing of new flooring. Any items not listed above.

This proposal shall become effective upon signature by owner (or owner rep). Payment is due 30 days from invoice
date. A finance charge of 1.5% per month will be applied to any unpaid balances after 30 days.

Prepared by: Darren Hawthorne Accepted:

Date: 1.6.24 Date:

Hawthorne Contracting - 302 West Rhapsody - San Antonio - Texas - 78217




ARCHCOMM., LLC

Architects & Engineers
1006 Beckett « San Antonio, TX 78213 ¢ Phone: (210)308-9905

February 26, 2024

AREA Real Estate, LLC .

1221 Broadway, Ste 104 * Emailed to davida@areatx.com *
, * 2 Pages *

San Antonio, TX 78215 ages

Attn: Mr. David Adelman
Re: 908 W Houston
Structural Condition Assessment

Per your request, ArchComm visited the park to assess the current condition of the existing
structure. The following is a report of our findings and our recommendations on how to address
the existing condition.

OBSERVATIONS

A representative of ArchComm visited the site on February 21, 2024, to visually observe the
existing structure. Observations were made by walking through and around the building. The
following items were noted during our observations:

o The existing building is a two-story brick clad structure.
o The structural system consists of a load bearing brick perimeter wall, wood beams and
columns with wood joists and decking.

o The first level has a concrete floor slab.
o Severe cracking is present in the load bearing brick walls and bond beams.
o Large areas of the second-floor wood deck have been removed.
o No structural drawings are available.
DISCUSSION

The structure is in poor condition. The owner’s intended use of the building includes flexible
office space. Building code requires floor loading of 50psf live load plus 15psf partition load as
well as 80psf corridor loading. The current wood floor joists and wood beams will require
significant reinforcement or replacement to support the loading requirements. The cracking in
the masonry wall and bond beams would also need to be fully investigated and addressed.

RECOMMENDATIONS

The extent of reinforcement and repair required to make the structural serviceable and code
compliant make rehabilitation impractical. The building should be demolished.

LIMITATIONS

24-AE126
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The opinions expressed in this report are limited to the matters expressly stated herein and no
opinions are implied, or should be inferred, beyond matters stated. In the formulation of our
opinions, we have made and relied upon the assumptions that all statements and representations
made to us are true and correct.

Our professional services have been performed with a level of skill and expertise which is usual
and customary for professionals engaged in this type of work and is consistent with generally
accepted engineering practice.

The investigation does not include a detailed analytical study of the structural elements nor does
the report address the structural status of framing members which are not exposed to view and

are not readily accessible for visual observation, or other areas not mentioned in this report.

We appreciate the opportunity to offer our services. Please call if you have any questions
regarding this matter or we can offer additional assistance.

i Pl SAgd
Sincerely, o sy
-k * 2 1
ArchComm, LLC. f**'

Aaron M. Staas, P.E. AAINNY

TX License No. 104806
TX Firm Reg. No. F-15659

24-AE126



PROSPER WEST
San Antonio

BOARD OF DIRECTORS

Megan Legacy
Interim Board Chair

Dan Yoxall
Vice Chair

Theresa De La Haya
Secretary

Hazel Davis
Treasurer

Phil Chavez
James Fenimore
Manuel Garza
Yolanda Guevara
John Hernden
Naedean Herrera
Lauro De Leon Jr
Susana Lozano
Rod McSherry

Stephanie Ward

November 8, 2023

To Whom It May Concern:

This letter will serve to confirm Prosper West’s exploration of the purchase of the
Cattleman’s Square property including the Rich Book Building. After two months of
discussion with the seller, which included the offer of financing terms, we concluded
that the project was not financially feasible considering the extent of rehabilitation
needed, the surrounding market conditions, and the other unknowns on the project
such as community support, public subsidies, and deeper rehabilitation issues.

If you have any questions or need additional information, please feel free to contact
me.

Sincerely,

President/C
ramiro@prosperwestsa.org
(210) 744-1469

Prosper West San Antonio
(210) 501-0192 | 630 SW 41st St | San Antonio, Texas 78237



From: Mark Larson <mark.larson@earlymatterssa.org>
Date: December 1, 2023 at 4:19:03 AM GMT+7

To: David Adelman <davida@areatx.com>

Subject: Letter of support

To Whom It May Concern:

By way of this letter, | am confirming City Education Partners exploration of the leasing of the
Cattleman’s Square property. As our previous location was becoming unavailable, we were exploring
other options to hold our main offices and to make available to our many partners. This took place in
February/March of 2020. After evaluation of the property, the surrounding area, and the need for
significant capital improvements, and the lack of clarity about community support and viability of
structural changes, we decided not to pursue it further.

| am available for any questions you might have at mark.larson@earlymatterssa.org or 210-887-6391.

Mark Larson
Former - CEO of City Education Partners from 2019 — July 2020

Mark Larson

Executive Director

Early Matters San Antonio
Mark.larson@earlymatterssa.org
Cell: (210) 887-6391

Schedule with Mark

earlymatters

SAN ANTONIO

Powered by:

INSTITUTE FOR

SCHOOL AND
TEXAS A&M UNIVERSITY COMMUNITY

SAN ANTONIO | PARTNERSHIPS




From: Mark Larson <mark.larson@earlymatterssa.org>
Date: December 1, 2023 at 4:19:03 AM GMT+7

To: David Adelman <davida@areatx.com>

Subject: Letter of support

To Whom It May Concern:

By way of this letter, | am confirming City Education Partners exploration of the leasing of the
Cattleman’s Square property. As our previous location was becoming unavailable, we were exploring
other options to hold our main offices and to make available to our many partners. This took place in
February/March of 2020. After evaluation of the property, the surrounding area, and the need for
significant capital improvements, and the lack of clarity about community support and viability of
structural changes, we decided not to pursue it further.

| am available for any questions you might have at mark.larson@earlymatterssa.org or 210-887-6391.

Mark Larson
Former - CEO of City Education Partners from 2019 — July 2020

Mark Larson

Executive Director

Early Matters San Antonio
Mark.larson@earlymatterssa.org
Cell: (210) 887-6391

Schedule with Mark

earlymatters

SAN ANTONIO

Powered by:

INSTITUTE FOR

SCHOOL AND
TEXAS A&M UNIVERSITY COMMUNITY

SAN ANTONIO | PARTNERSHIPS




Edward Hall (OHP)

From: Anisa Schell <aschell@OrtizMcKnight.com>
Sent: Thursday, December 14, 2023 12:24 PM

To: Edward Hall (OHP)

Cc: James McKnight

Subject: [EXTERNAL] Fw: 900 & 908 W Houston
Edward,

Can you please add this letter in support of demolition to the file for 900/908 W. Houston?
Thank you,

Anisa Schell (she/her)

Project Manager

Ortiz McKnight, PLL.C
0:210.664.0005 | C: 303.947.1618

From: ) R <jilesr@gmail.com>

Sent: Wednesday, December 13, 2023 3:18 PM

To: Anisa Schell <aschell@OrtizMcKnight.com>

Cc: maricela raya <maricelaraya@yahoo.com>; ralphg0618 @gmail.com <ralphg0618 @gmail.com>
Subject: Re: 900 & 908 W Houston

Hi Anisa, I'm forwarding this to the President Maricela and Vice President Ralph of Gardendale Neighborhood
Association for review.

This looks like the developer (Adelman & Anthony http://areatx.com/realestate/) that was blocked by the Historic and
Design Review Commission (HDRC), and Graciela Sanchez director of the Esperanza Peace and Justice Center. Mr. Roland
Garcia Mazuca is from District 5 and is on the HDRC. | don't personally know how he feels about the development. As far
as | know, the public wasn't informed or asked about the development. Gardendale NA wasn't made aware and only
much later, researched what had happened.

My concern is I've read a few things where Adelman was pretty frank about getting rid of the location by all means. To
quote:

Asked whether he was ready to abandon the Rich Book site, he said, “Not only yes, but hell yes. | will wave the white
flag of surrender.”

In a response late Wednesday, Adelman said, “Nothing going on there at present time but we would engage with a
developer with a vision anytime. Or, happy to entertain a sale. We do have a great site plan that would accommodate
workforce housing, however, it would require the demolition of the building. | am a strong preservationist as you know,
but that building is not salvageable with market economics. It would require strong incentives or philanthropy and
given | am unaware of any philanthropists saving old buildings without significant historical qualities such as important
events or unique architecture that leaves us with the public sector. And | don’t think the taxpayers should be footing
the bill for this one.”

Reference: https://sabotdevelopment.com/austin-firm-sabot-development-invests-in-historic-san-antonio-west-side-

building/




That being said, anything that services the development of the inner West Side, that further promotes living, working,
learning (UTSA downtown), will only help with cleaning up the area as well.

The idea that gentrification and displacement will affect the area are drudged up every time new development is
mentioned on the Inner West Side, to the detriment of the people living here. It means that positive development is not
created, and we're saddled with being allowed low income housing or city use of the area which lowers the overall
attraction and value (Haven for Hope, Jail).

Instead of development for future generations, we have derelict buildings that draw vagrants, high drug
trafficking/usage, and crime. All of this within walking distance of the very people that are educating themselves at
UTSA, the people that will one day run various institutions in our city, state, and country.

| know the "National Grocer Building" is also being looked at for demolition and redevelopment, which to me means the
CoSA/District 5, can't block development that is sure to come, one way or another. We should be happy to work with
developers that are interested in public feedback. If we do not support positive development, we are only blocking
attempts at building a thriving city environment for future generations.

| can't speak for Maricela and Ralph, but | personally am ALL FOR future development of the buildings, including up to
demolition as needed, with plans for development of something new in its place. Something that could possibly include
housing, retail, business, a model that has been done and used in many other locations and cities, comes to mind.

The past can be kept alive in many ways such as:

e Setting up a room or wall within the building that talks about the history of what once stood

e Build a to-scale model of it within the room, maybe split to show the inner structure and have a plaque telling of
its importance to the development of the city in its time

e Build a monument inside an inner courtyard

The point is there is much that can be done to preserve the past without continuing to use the excuse of "preservation
of the past" to block development, that essentially amounts to a crumbling vacant building, and a stagnant area so close
to downtown proper of San Antonio. It's shameful, and disgraceful, and we can do better.

This is my opinion, and | stand by it 100%.

On Wed, Dec 13, 2023 at 2:06 PM Anisa Schell <aschell@ortizmcknight.com> wrote:
Hello JR,

| hope you're doing well. | wanted to reach out to you about the proposed demolition at 900 & 908 W Houston. These
buildings are within the boundaries of Gardendale.

Our firm is representing the owner who is applying to demolish both buildings. You mentioned this at the WEHA
meeting a couple of weeks ago. | wanted to see if you had any questions, or if you would like to talk about the
demolition. We would really appreciate Gardendale's support on this application. I've attached a map showing the
location of the buildings, across from the VIA hub. Please let me know if you have any questions.

Thank you,

Anisa Schell (she/her)

O M Oriz McKNIGHT n

112 E. Pecan St., Ste. 1350
San Antonio, TX 78205




0:210.664.0005 | C: 303.947.1618
ortizmcknight.com

J.R.
Gardendale NA | Board Member
**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.
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Portfolio in Cattleman's Square

gk
OFFERING SUMMARY PROPERTY OVERVIEW
Sale Price: $4.500,000 Prime redevelopment opportunity in the recently designated Zona Cultural.
Area is in the midst of revitalization and the subject of public and private investment.
Heimann Building: 19,329 SF
Rich Book Building: 14,306 S PROPERTY HIGHLIGHTS
908 W Houston Building Size: 5052SF  * 1.302acres
C Store: 1,750 SF e Total Improved Square Footage: 40,437
Lot Size: 1.302 Acres ¢ Includes The Heimann Bldg. at 118 N Medina, 908 W Houston and The Rich Book Bldg at 900 W Houston St.
Year Built: 1909'1945 ° Downtown UTSA campus
Zoning: D - Downtown o Near West Five Points Neighborhood Improvement Bond Area
Market: San Antonio e Near Westside Opportunity Zone
Submarket: Near West Side .
e Westside TIRZ
JEREMY JESSOP JJ Real Co
210.386.3970 1114 S St Mary's e San Antonio, TX 78210

jj@jjrealco.com

210.386.3970 e jjrealco.com
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Exterior Photos
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Interior Photos
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UTSA Downtown
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University of Texas
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Area Development
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Site Plan
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Multi-family Redevelopment Plan
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San Antonio Metropolitan Area

SAN ANTONIO RANKINGS
e #1 America's Next Boom Town - Forbes

¢ 120 New Residents Added Daily

¢ 2nd Fastest Growing City In the U.S.

e #2 Largest Cybersecurity Ecosystem

e #3 Best City for Startup Activity - Kauffman Index
¢ Top 15 Best Cities to Launch a Career - LinkedIn

e Over 150,000 Companies located in the San Antonio Area

JEREMY JESSOP

SAN ANTONIO STATISTICS

Seventh largest city in the U.S.

Second most populated city in Texas.

2022: 3rd Fastest Growing City in the U.S.

Host to more than 39 million visitors a year.
Vibrant downtown area rich in culture and history.

Host to eight universities, including Division | schools, the University
of Texas at San Antonio (UTSA) and University of the Incarnate
Word, as well as the Alamo College System.

JJ Real Co

210.386.3970
jj@jjrealco.com

1114 S St Mary's e San Antonio, TX 78210
210.386.3970 e jjrealco.com
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UTSA Downtown Campus Developments

OVERVIEW

o UTSA's growth is instrumental to San Antonio's evolution as the seventh-
largest city in the United States. The UTSA Downtown Campus, which
anchors the city’s technology corridor, is undergoing an expansion that
shows promise for economic prosperity, urban revitalization and
transdisciplinary discovery.

I e UTSA s one of the few universities to hold all three National Center of
b ; Excellence designations from the National Security Agency and
Department of Homeland Security and having the #1 cybersecurity
program in the nation.

TRIRIAAL

1 :
'. s

FUTURE GROWTH

e UTSA's new $57 million School of Data Science,
and $33 million National Security Collaboration
Center marks the beginning of new investment
into Downtown and San Antonio's Economy.

e ¢ e UTSA s the largest university in the San ,
urrent Downtown g = = ~ v

2 Gopsoupin Ko | PG Antonio metropolitan region with over 34,000 3  Toch Gonridor
= " > students enrolled and 15,000 students planned ! ‘ :

to utilize the Downtown campus.
IMAGINE

A Distributed |

Campus Model |{

JEREMY JESSOP JJ Real Co
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Market Square (0.2 Miles From Property)

The Historic Market Square is where the culture of San Antonio
comes alive, a place locals and tourists have been coming for
generations.

Nearly every weekend of the year, Market Square is filled with live
entertainment, delicious food, family fun, and a wide variety of
retailers with unique, multi-cultural merchandise.

Explore over 100 locally-owned businesses that
provide a unique marketplace experience.

Since 1730, Market Square has had a unique
place in the hearts of San Antonio's residents,
and it continues to be one of the most vibrant
and historical areas in the city today.

JEREMY JESSOP JJ Real Co

210.386.3970 1114 S St Mary's e San Antonio, TX 78210
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VIA (0.4 Miles From Property)

VIA TRANSPORTANTION

VIA Metropolitan Transit provides regional multimodal transportation
options that connect our community to opportunity, support economic
vitality, and enhance quality of life throughout our region. VIA,
recognized by the Texas Transit Association as the outstanding Metro
Transit Authority of the year, has a service area of 1,226.07 miles, which
includes 14 member cities and the unincorporated areas of Bexar
County, and operates seven days a week on more than 90 routes.

CENTRO PLAZA

Centro Plaza at VIA Villa, a state-of-the-
art transit hub, opened for service in
November 2015. The modern plaza >
provides a comfortable area for
transferring, digital next-bus arrival signs,
air-conditioned waiting areas, and a full-
service customer service center.

ll l"'--'-:‘ g T
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Scobey Building (0.3 Miles From Property)

HISTORY

landmark in the Westside of San Antonio for decades. It contains six
buildings on 2.6 acres of land, down the street from Cattleman's
Square. While it has been abandoned for many years, there are
some redevelopment plans underway.

VIA'S PLANS FOR SCOBEY

The Scobey Complex was bought by VIA Metropolitan Transit in
2017 for $5.2 million as part of an overall investment in their Centro e i - 25 Qﬁ/ﬂf;c,;;;
Plaza. The plans for the complex include 32,000 square feet of ; . ' ’ ; [ e 225
space reserved for retail use on the ground floor of the main i o : : =71
building, with 81,000 square feet of residential space above that, a S e i [T11 |
26,500 square foot office building, and 27,500 square feet of TRV TT i
storage space.

i

JEREMY JESSOP JJ Real Co
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Broker Information:

JEREMY JESSOP

jj@jjrealco.com
Direct: 210.386.3970

PROFESSIONAL BACKGROUND

Jeremy Jessop specializes in commercial real estate brokerage, specifically in area near Pearl Brewery, River North, Downtown, Near East Side, Southtown, and Alamo Heights areas of
San Antonio, Texas. Jessop started his real estate career in 2004 as a sophomore at Rhodes College. Moving back home to San Antonio he started investing in residential, small multi-
family and commercial buildings. For the past 9 years Jessop has focused on adaptive reuse projects with leasing, investment sales and land assemblage. Jessop lives in King William with

his wife Sara and their two adopted dogs.

JJ Real Co
1114 S St Mary's Suite 100
San Antonio, TX 78210

210.386.3970
JEREMY JESSOP JJ Real Co
210.386.3970 1114 S St Mary's e San Antonio, TX 78210
210.386.3970 e jjrealco.com

jj@jjrealco.com
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Information About Brokerage Services

12i015
Information About Brokerage Services

Texas law req uires all eal estale liconsees o give the blowing informa fon about
brokerage servioes fo prospe ciive buyers, tenants. sellers and landlords.

TYPEE OF REAL ESTATE LICENSE HOLDERS:
* ABROKER i fesponsible fof all brokefage activities, including acks peromed by sales agents sponsomd by the boker.
*  ASALES AGENT must be sponsored by o broker and works with clis it on behatf ofthe broker.

ABROKER'S MINIMUM DUTIES REQUIRED BY LAW [A dient is fhe person or parly thal the broker represonis)
* Pl the intefess of the chentabove all others, including fhe broker's own inefests;

®  Infoem the clisnt of any roe il infofrotion about e popedy of (snsacton feceived by fhe broker

* o Admwet fhe clieils questions and plesent any ofied o of couie -ofier Fom the client and

*  Treat all parties 1 a feal estais tfansacton honestly and iry .

ALICENSE HOLDER CAN REPRESENT A PARTY INA REAL ESTATE TRANSACTION:

AS AGENT FOR OWHNER [SELLER/LANDLORD): The broker tecomes the popedy owners agent though an agreement with the owner,
usually i a writlen Isting o sell of poperty Management agfeefent An ownefs agent mist pefom fhe bfokers minimum duties
atove and mist infrm the owner of any roefal Dforroation about the property of transacion known by fhe agent, including
infofimation disclosed o the agentof subagent by the buyer of buyers agent

AS AGENT FOR BUYER/TEMANT: The broker becomes fhe buyerfenans sgent by agresing o fepresen fie buyer, usually through a
Witlen fepfessntation agsemen. A ﬂl'}!l"s agent must feriorm the brokafs minimum duiss above and must inform the buy'sr of any
miate fial infarmation about the ploferly of famaction kKhown by e sgent, ncluding infrniaton dscksed fo e agent by fhe selef of
sellers agent.

AS AGENT FOR BOTH - INTERMEDIARY: To act as an intermediary betusen the mrfiss the broker must fist obtain the wiiten
aglesren of sach pary b the Wansaction. The writlen agfeement mist stie who will fay the bioker and, it conspicuous bold ar
underined print, set i the brokefs obligations & an inermediary. A broker who ack as an inlermediany:
*  Must iteat all parties o the transactn impanially and fairly;
* o May, with the pades' witlen consent, appoinl a diffefent lcense holed associted Wih fhe bioker & each party [owier and
buyer) io communicale with, provide opinions and advice io, and carry out the insiructions of sach panty o the iansaciion.
*  Must not, unles & specifically authofized in wrling 1o do so by the party, disclose:
o that the owner will acoept a fice kss than fhe Witlen asking price;
o thai the buyerfisnant will pay a price greater than the price s ubmitied in a wilten ofier; and
o amy confdential inbrvation of any ofher ifforration that a pany specifically ietck e broker in witing not o
disclose, Uil s fequited o do so by b

AS SUBAGENT: A lcome holder ack as a subegeni when aiding a buyer in a ramaction withoui an agreement o represent the
biyer. A subagenican ass kiihe tuyer buldoes ot fepresentthe biyerand mistplace the interfe & of fhe owner first

TO AVOID DISPUTES, ALL AGREEMENTS BETWEEN YOU AND A BROKER SHOULD BE IN WRITING AND CLEARLY ESTABLISH:
*  The brokers duties and res o you, and your under the repesentiion agresment.
*  Who will pay the broker ©f services provided 1o you, when peyment will be fode and how fhe poy ment will be calculied.

LICENSE HOLDER CONTACT INFORMATION: Ths nolice & keifg povided bf inbofivalion puffoses. | does fiol ciealke af oblgation for
you fo use the brokers services. Please acknowledge receipl of this nolice below and redain a copy for your recosds.

Jeremy Jessop Real Estale S3TTa6 AL mail .com [210]

Lice e ed Bioker Brokef Fifn Maie of Licefnse MNa. Erveail Phofe

Phimary Assumed Busines s Name

Jeremy Jessop S3TTa6 jeremy.jessop@gmail .com 210]

Designated Broker of Firm Licmnse Na. Erreil FPhone

Jeremy Jessop 53TT46 Al gl .com 210

Licens ed Supervisor of Sales Agent! License ha. Email Fhone

Azsociate

Marila Monagas 676145 mari ealco.com 210)687-T067

Sales AgentiAssociaie's MName License MNa. Email Fhone

BuyerTenan SellkiLandierd Initiak Dak

Regulated by the Texas Real Estate Commlizelon Information avallsble at www. tec texas g ov

|AES 10 Date

o o e s T 7212 P o (2T TR Faoe: (I8 T P
FProcced st pFom by 2ol ogix TOT0 Fiteen Vil Fomt, Fase, Mchgen S0 ezl con

oy Josm Pl atsts,
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From: David Adelman

To: Monika Perez-Moad

Subject: FW: Letter of support

Date: Tuesday, February 27, 2024 10:23:42 AM
Attachments: image001.png

image002.png

David M. Adelman

AREA Real Estate, LLC

davida@areatx.com
210-391-2310

From: David Adelman

Sent: Thursday, November 30, 2023 3:30 PM

To: Mark Larson <mark.larson@earlymatterssa.org>
Subject: Re: Letter of support

Thank you!
David M. Adelman

AREA Real Estate, LLC
davida@areatx.com
210-391-2310

Sent from my iPad

On Dec 1, 2023, at 4:19 AM, Mark Larson <mark.larson@earlymatterssa.org> wrote:

To Whom It May Concern:

By way of this letter, | am confirming City Education Partners exploration of the leasing
of the Cattleman’s Square property. As our previous location was becoming
unavailable, we were exploring other options to hold our main offices and to make
available to our many partners. This took place in February/March of 2020. After
evaluation of the property, the surrounding area, and the need for significant capital
improvements, and the lack of clarity about community support and viability of
structural changes, we decided not to pursue it further.

| am available for any questions you might have at mark.larson@earlymatterssa.org or
210-887-6391.

Mark Larson

Former - CEO of City Education Partners from 2019 — July 2020

Mark Larson
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Executive Director

Early Matters San Antonio
Mark.larson@earlymatterssa.org
Cell: (210) 887-6391

Schedule with Mark
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SAN ANTONIO FIRE DEPARTMENT

OFFICE OF THE FIRE MARSHAL
1901 South Alamo
SAN ANTONIO, TEXAS 78204
Main :(210) 207-8410 Office:(210) 207-7815

Wy

July 24, 2023

Owner/Agent — 900 W Houston

Barclay Anthony

900 Isom Suite 200

San Antonio, TX 78216

RE: Unsafe Buildings 900 W Houston, San Antonio, TX, 78205
Mr. Anthony,

On July 23, 2023, the San Antonio Fire Department Office of the Fire Marshal, along with yourself and other city
officials, conducted a visual inspection at 900 W Houston and identified the following conditions:

*  Buildings are vacant and/or unoccupied with * Indications of unauthorized entry and/or criminal
obvious signs of dilapidation and decay activity on site

»  Exposed structural members (beams, girders, and *  Accumulations of trash or debris in or near the
columns) structure that could serve as an initial fuel package

+  Serious collapse potential _ for an intentionally set fire.

Based on the information collected and the analysis of the buildings and its surroundings, it is the opinion of the Fire
Marshal that the building located at 900 W Houston St. (as well as 904, 906, and 908 W Houston) constitutes an unsafe
structure that, in the event of a fire, poses significant risk to the life, health and safety of firefighters and other
emergency personnel. We appreciate your assistance by allowing Fire Department personnel to place placards on the
buildings to alert response personnel of the potential hazards the building presents.

The placards have been attached to the outside of the building in accordance with City Code Sections 11-32 and 11-
40 and the International Fire Code, as adopted, Sections 114 Unsafe structures or equipment and 311 Vacant Premises.
Placards are 24 x 24 in. with a red background, a white reflective stripes and white reflective border, and bear the date
of application and last inspection date. Posted signs shall not be mutilated, destroyed, or tampered with, or removed,
without authorization from the Office of the Fire Marshal. Violation of this provision is a Class C misdemeanor, and
each day that a violation continues after notice has been served shall be deemed a separate offense. The owner may
file an appeal within twenty-one calendar days after the notice was served.

The placards are solely to provide safety information to firefighters and other emergency personnel who may be
required to engage in firefighting operations at this location. For general questions related to this program, please
contact the SAFD Public Information Office at 210-207-4926.

Thank you for your support as we continue our efforts to increase awareness of the hazards that vacant and abandoned
buildings pose within our community and take the necessary steps to protect the safety of firefighters and other
emergency personnel.

—

Valerie Frausto
Assistant Fire Chief | Fire Marshal

"OQur Family Protecting Your Family"




112 E. PECAN STE. 1350
SAN ANTONIO, TX 78205
O‘M ORTIZ MC KNIG HT PLLC (210) 664-0005

ORTIZMCKNIGHT.COM

September 12, 2023

Ms. Shanon Miller VIA Electronic Delivery
Director, Office of Historic Preservation

City Tower

100 W. Houston Street

San Antonio, Texas 78205

Re: Application for a Certificate of Appropriateness for Demolition of Two Buildings
located at 900 W. Houston Street (the “Rich Book Building”) and 908 W. Houston Street
(the “Office Building”) in San Antonio, Bexar County, Texas (the “Property”): Our File
No. 8092.001

Dear Ms. Miller:

The purpose of this correspondence is to submit information on behalf of the owners of the
Buildings (the “Owners”) for consideration by the Office of Historic Preservation and HDRC
regarding approval for demolition of the Rich Book Building and Office Building as identified
herein (collectively, the “Buildings”). Specifically, the purpose of this correspondence is to prove,
by a preponderance of the evidence, that the continued existence of the Buildings places an
unreasonable economic hardship on the Subject Property.

To begin, the Demolition Application asks for a statement about why those structures
indicated are to be demolished. The Rich Book Building was built in 1923, while the smaller
Office Building was constructed in 1909 (see Exhibit “1”). The Buildings were both part of a
historic designation of the Cattleman’s Square District in 1985.

The Rich Book Building had previously been used for apartments and for ground floor
commercial, however, it has recently had a sordid history. In April 2018, after months of a sting
operation, the San Antonio Police Department and Texas Department of Public Safety raided the
Rich Book Building to arrest eight people as part of an organized drug ring. Then, in September
2019, another raid took place leading to the arrest of six people, also a part of a drug operation.
These activities were the result of increased harmful community activity over the years in this
troubled area. Long-time owners across the street from the Rich Book Building, the Lim family,
stated that they have seen the area change over the years for the worse. The increased police
presence and raids help to improve the culture, but as Mr. Lim stated, “We would really like to
keep the positive progress going” (see Exhibit “2”). The purpose for this application is to show
that not only have the years deteriorated the Buildings so badly as to require unreasonable repairs,
but that demolition of these Buildings can lead to the exact progress Mr. Lim, and so many others,
are looking for in Cattleman’s Square.



The Owners have attempted to adapt and reuse as much of the Buildings as possible, but
despite significant monetary investments, time, and effort, the redevelopment of a major portion
of the Buildings has yet to occur. This is partially because of the cost and partially because there
are not tenants willing to operate in this area without more significant improvements to
surrounding developments and increased safety for their workers. The costs to improve the
Buildings were further increased when in February of 2022 a fire broke out on the first floor and
quickly spread (see Exhibit “3”). The Owners have enlisted the help of Mr. Darren Hawthorne,
a contractor with 20+ years of experience finishing out office buildings in San Antonio, to
estimate the cost just to bring the Rich Book Building up to a level where it could be rented as an
office building. A level that would be necessary and competitive to attract tenants. His
estimate comes at a cost of approximately $6.1M (see Exhibit “4”). That is for a building that
is currently valued at $100 on land valued at $334,510. At first glance, it is not hard to recognize
the daunting task of actually getting the construction work completed, but the Owners still
wanted to see how they could make those numbers work, in terms of rents received. They
prepared a “Pro Forma” document that estimates what rents they could receive and even
optimistically considers full lease-out, never an easy task (see Exhibit “5”). Even with the most
conservative and optimistic numbers, there is no chance at actually making money at this
location with the kind of investment required.

The Owners have also been working to lease this space, without full repairs for at least
three years, so not for lack of effort or experience. The Owners employed the services of Mr.
Jeremy Jessop, who has worked as a broker for buildings in the urban core for the past 18 years.
He explains in the attached letter (see Exhibit “6”), just how challenging it has been to lease the
Building, but more importantly why. Discussing the issues with homelessness and drug activity
previously mentioned above, Mr. Jessop states that “I believe that a serious investment of
institutional proportions is the only path to improving this intersection and neighborhood. This
can be achieved with a development plan that manages access, provides secure parking and
encourages further development and commerce. The required investment cannot be realized with
the existing configuration of buildings.” This is a clear advocation for demolition, to allow
the Owners to realize the potential of the Property without the unnecessary burden of the
existing dilapidated building.

Overall, this correspondence will show that requiring the Buildings to remain has placed
an unreasonable economic hardship on the Property, specifically:
1. The owner cannot make a 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 proposed demolition is allowed.

As stated above and shown in the Pro Forma, the Owners have done the work to calculate
the best return possible, no matter how small, and came back with a negative number.
These Buildings do not represent a difficulty in achieving a reasonable return, but negative
returns. Under any circumstance, that is not a reasonable expectation for these Owners, to
be required to hold these buildings with a guarantee that they will only lose money each
year. The only way to see a return on the Property is to allow the Owners to demolish the



Buildings and develop without that yoke. Therefore, not only do the Buildings prevent a
reasonable rate of return on the Property, they prevent any profit from being recognized.

2. 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.

There is no feasible use beyond what uses have already been proposed for the Buildings.
The purpose of hiring Mr. Hawthorne was to explore the costs of getting the Buildings to
any state or use possible to see a return. His estimate was based on office use, which
requires the least amount of work. Renovations to bring the Buildings up to an apartments
standards, for example, could add another 25% to the already high cost. This means that
the $6.1M cost shown is the least amount needed for any reasonable or feasible use, for the
Owners or for any other potential buyer. No reasonable rate of return — if any — can be
realized by the Owner or any potential purchaser of the Property by adapting the
Buildings for any use.

3. The owner has failed to find a purchaser or tenant for the property during the previous three
years, despite having made substantial ongoing efforts during that period to do so.

As stated above, multiple attempts have been made to find a tenant for the Property during
the previous three years (or more), with the knowledge of the rehabilitation required for
the Buildings. The Property has been actively marketed, and multiple potential tenants have
sought the Property to no avail. Specifically, each and every potential tenant has discovered
that the expense of rehabilitating is too high and that the human cost of locating to such a
dangerous area is just as high. This has led to no activity and no real hope of finding tenants,
much less those that would pay enough to make the renovations worth the effort. Despite
substantial efforts by the Owners (including multiple potential tenants), no tenant has
been found for the Buildings, under its current situation.

In sum, the Buildings create an unreasonable economic hardship, as their presence prevents
any reasonable rate of return and prevents any reasonable use of the Property. This
unreasonable economic hardship is shown by a preponderance of evidence described above.
For this reason, we respectfully ask for your support in recommending approval for a
certificate of appropriateness for demolition of the Buildings.

Sincerely,

ORTIZ MCKNIGHT, PLLC

James MCKﬁiéht




EXHIBIT

Owner Identification #: 1028912

Property Identification #: 102583 Property Information: 2024
Geo ID: 00264-076-0010 Legal NCB 264 BLK 76 LOT 1 (.1295 AC) & 2 (.1295 Name: MASTER PROPERTY HARTNERS LT;L
Situs Address: 900 W HOUSTON ST SAN ANTONIO, TX 78207 Description: AC) Exemptions:
Property Type: Real Abstract: S00264 DBA: VACANT -CATTELEMAN'S SQUARE/HOTEL -
State Code: F1 Neighborhood:  NBHD code10040
Appraised Value: N/A
Jurisdictions: 21,09, 08, 10, 11, 06, 57, SA030, CAD
1210507

102583

BCAD, Texas Parﬂ<s & Wildlife, Esri, HERE, Garmin/INCREMENT P, USGS, ...

Bexar CAD Map Search
This product is for informational purposes only and may not have been prepared for or be suitable for legal, engineering, or surveying purposes. It does not represent an on-the-ground survey and represents only the approximate relative location of

property boundaries. The Bexar County Appraisal District expressly disclaims any and all liability in connection herewith.
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2023

Account
Property ID: 102583 Legal Description: NCB 264 BLK 76 LOT 1 (.1295 AC) & 2
(.1295 AC)
Geographic ID: 00264-076-0010 Zoning: D
Type: Real Agent Code: 60075
Property Use Code: 226
Property Use Description: RETAIL/RES
Protest
Protest Status:
Informal Date:
Formal Date:
Location
Address: 900 W HOUSTON ST Mapsco: 616D5
SAN ANTONIO, TX 78207
Neighborhood: NBHD code10040 Map ID:
Neighborhood CD: 10040
Owner
Name: MASTER PROPERTY PARTNERS LTD Owner ID: 1028912
Mailing Address: 900 ISOM RD STE 200 % Ownership: 100.0000000000%
SAN ANTONIO, TX 78216-4116
Exemptions:
(+) Improvement Homesite Value: + SO
(+) Improvement Non-Homesite Value: + $100
(+) Land Homesite Value: + SO
(+) Land Non-Homesite Value: + $334,510 Ag/ Timber Use Value
(+) Agricultural Market Valuation: + SO S0
(+) Timber Market Valuation: + SO SO
(=) Market Value: = $334,610
(=) Ag or Timber Use Value Reduction: - SO
(=) Appraised Value: = $334,610

(—) HS Cap: - SO




(=) Assessed Value:

Owner:

Total Value:

$334,610

MASTER PROPERTY PARTNERS LTD
% Ownership: 100.0000000000%

$334,610

Entity Description

06

08

09

10

11

21

57
CAD
SA030

Tax Rate Appraised Value

BEXAR CO RD & FLOOD 0.023668
SA RIVER AUTH 0.018360
ALAMO COM COLLEGE 0.149150
UNIVERSITY HEALTH 0.276235
BEXAR COUNTY 0.276331
CITY OF SAN ANTONIO 0.541610

SAN ANTONIO ISD

1.424200

BEXAR APPRAISAL DISTRICT 0.000000
San Antonio TIF #30 Westside 0.000000
Total Tax Rate:

2.709554

$334,610
$334,610
$334,610
$334,610
$334,610
$334,610
$334,610
$334,610
$334,610

Taxable Value
$334,610
$334,610
$334,610
$334,610
$334,610
$334,610
$334,610
$334,610
$334,610

Taxes w/Current Exemptions:

Taxes w/o Exemptions:

Estimated Tax
$79.19
$61.43

$499.08
$924.31
$924.63
$1,812.28
$4,765.51
$0.00
$0.00

$9,066.43
$9,066.43

Improvement #1: Commercial State Code: F1 Living Area: 14306.0 sqft Value: $100

Type Description g:;)ss \Ii\)/(;ﬁnor \Eii?lrt SQFT
220 RETAIL STORE C-F BR 1923  3133.0
140 HOTEL C-F BR 1923 3100.0
320 STORAGE WAREHOUSE C-F BR 1923 6233.0
320 STORAGE WAREHOUSE C-F BR 1923  1840.0
# Type Description Acres Sqft Eff Front Eff Depth Market Value Prod. Value
1 COB Commercial Office Building 0.2590 11282.04 0.00 0.00 $334,510 o J
Year Improvements Land Market Ag Valuation Appraised HS Cap Assessed
2024 N/A N/A N/A N/A N/A N/A
2023 $100 $334,510 0 334,610 S0 $334,610
2022 $100 $241,890 0 241,990 SO $241,990
2021 $5,000 $230,380 0 235,380 S0 $235,380
2020 $24,620 $230,380 0 255,000 S0 $255,000




Deed
Grantee Volume Page Number

Deed I
# Date Type Description Grantor
1 5/15/2014 SWD Special Warranty Deed STERN FAMILY =~ MASTER 16678 741 20140080172
TRUST PROPERTY

PARTNERS LTD

2 Deed Deed

STERN FAMILY 4720 1512 O
TRUST

2024 data current as of Sep 11 2023 2:33AM.
2023 and prior year data current as of Sep 9 2023 7:37AM
For property information, contact (210) 242-2432 or (210) 224-

8511 or email.

For website information, contact (210) 242-2500.

Website version: 1.2.2.33

Database last updated on: 9/11/2023 2:33 AM

© N. Harris Computer Corporation



Property Information: 2024 Owner Identification #: 3126537

Property Identification #: 1210507
MASTER PROPERTY PARTNERS LTD

Geo ID: 00264-076-0130 Legal NCB 264 BLK 76 LOT 13 (VISTA VERDE Name:
Situs Address: 118 N MEDINA ST SAN ANTONIO, TX 78207 Description: NORTH TEX R-109 UT-12) Exemptions:
Property Type: Real Abstract: $00264 DBA: 61.6% OCC (2023) HEIMANN BLDG
State Code: F1 Neighborhood: NBHD code10040
Appraised
N/A
Value:

CAD, 11, 06, 09, 57, 08, 21, SA030, 10

-

W HVI::”:JST-;'_'JN' sT

Jurisdictions:

N MEDINA ST

N FRIO 57

102589

102588

524 102585

Texas Parks & Wildlife, Esri, HERE, Garmin, INCREM

Bexar CAD Map Search

This product is for informational purposes only and may not have been prepared for or be suitable for legal, engineering, or surveying purposes. It does not represent an on-the-ground survey and represents only the approximate relative location of

property boundaries. The Bexar County Appraisal District expressly disclaims any and all liability in connection herewith.



Account
Property ID:

Geographic ID:
Type:
Property Use Code:

Property Use Description:

Protest

Protest Status:
Informal Date:
Formal Date:

Location
Address:

Neighborhood:
Neighborhood CD:
Owner

Name:
Mailing Address:

1210507 Legal Description:
00264-076-0130 Zoning:

Real Agent Code:

400

OFFICE

118 N MEDINA ST Mapsco:

SAN ANTONIO, TX 78207

NBHD code10040 Map ID:

10040

MASTER PROPERTY PARTNERS LTD Owner ID:

900 ISOM RD STE 200
SAN ANTONIO, TX 78216-4116

% Ownership:

Exemptions:
(+) Improvement Homesite Value: + SO
(+) Improvement Non-Homesite Value: + $933,800
(+) Land Homesite Value: + SO
(+) Land Non-Homesite Value: + $1,086,200
(+) Agricultural Market Valuation: + S0
(+) Timber Market Valuation: + S0
(=) Market Value: = $2,020,000
(=) Ag or Timber Use Value Reduction: - SO
(=) Appraised Value: = $2,020,000
(—) HS Cap: - SO

2023

NCB 264 BLK 76 LOT 13 (VISTA VERDE

NORTH TEX R-109 UT-12)
D
60075

616D5

3126537
100.0000000000%

Ag / Timber Use Value

S0
S0



$2,020,000

(=) Assessed Value:

Owner: MASTER PROPERTY PARTNERS LTD
% Ownership: 100.0000000000%
Total Value:  $2,020,000

Entity Description Tax Rate Appraised Value Taxable Value Estimated Tax
06 BEXAR CO RD & FLOOD 0.023668 $2,020,000 $2,020,000 $478.09
08 SA RIVER AUTH 0.018360 $2,020,000 $2,020,000 $370.87
09 ALAMO COM COLLEGE 0.149150 $2,020,000 $2,020,000 $3,012.83
10 UNIVERSITY HEALTH 0.276235 $2,020,000 $2,020,000 $5,579.95
11 BEXAR COUNTY 0.276331 $2,020,000 $2,020,000 $5,581.88
21 CITY OF SAN ANTONIO 0.541610 $2,020,000 $2,020,000 $10,940.52
57 SAN ANTONIO ISD 1.424200 $2,020,000 $2,020,000 $28,768.84
CAD BEXAR APPRAISAL DISTRICT 0.000000 $2,020,000 $2,020,000 $0.00
SA030 San Antonio TIF #30 Westside 0.000000 $2,020,000 $2,020,000 $0.00
Total Tax Rate: 2.709554
Taxes w/Current Exemptions: $54,732.98
Taxes w/o Exemptions: $54,732.98

Improvement #1: Commercial State Code: F1 Living Area: 21533.0 sqft Value: $911,074

Type Description EBSS Exterior Wall ;iailtc SQFT
400 OFFICE C-A BR 1909 13161.0
400 OFFICE C-A BR 2004  4206.0
400 OFFICE C-A BR 2004 2544.0
400 OFFICE C-A BR 2004 812.0
400 OFFICE C-A BR 2004 216.0
400 OFFICE C-A BR 2004 594.0
CNP Canopy * - 2004 696.0
CNP Canopy * - 2004 1917.0
CNP Canopy *-A 2004 504.0
CNP Canopy *-A 2004 540.0
CNP Canopy * - 2004 378.0

Improvement #2: Commercial State Code: F1 Living Area: sqft Value: $5,638

Type Description EBSS Exterior Wall ;?J?Itc SQFT
ASP Asphalt *-A 2004 6500.0

Improvement #3: Commercial State Code: F1 Living Area: sqft Value: $2,213

Year
Built

FEN Fence S-G 2004 290.0

Class

Type Description cD Exterior Wall SQFT



Improvement #4:

Type

CON

Improvement #5:

Type

ASP

Improvement #6:

Type

400

Improvement #7:

Type

FEN

Commercial
Description
Concrete
Commercial
Description
Asphalt

Commercial

Description

OFFICE

Commercial

Description

Fence

Improvement #8: Commercial

Type
DLA1

Description

# Type Description

State Code: F1 Living Area:

Class
CcDh

* - A
State Code:

Class
CD

N C
State Code:

Class
CcD

C-A
State Code:

Class
CD

S-G

Exterior Wall

F1 Living Area:

Exterior Wall

F1 Living Area:

Exterior Wall

BR

F1 Living Area:

Exterior Wall

State Code: F1 Living Area:

Class

CcD

Detached Living Area1l A-NO

Acres

sqft Value: $4,469

Year
Built

2004

SQFT
3200.0

sqft Value: $4,891

Year
Built

2004

SQFT
4822.0

4968.0 sqft Value: $4,821

Year
Built SQFT
1900 4968.0

sqft Value: $459

Year
Built SQFT
1980 72.0

sqft Value: $235

Exterior Year
Wall Built T
1900 656.0
Sqft Eff Front Eff Depth Market Value Prod. Value

|

1 COB Commercial Office Building 0.8410 36633.96 0.00 0.00 $1,086,200 SO
Year Improvements Land Market Ag Valuation Appraised HS Cap Assessed
2024 N/A N/A N/A N/A N/A N/A
2023 $933,800 $1,086,200 0 2,020,000 S0 $2,020,000
2022 $1,386,310 $573,690 0 1,960,000 S0 $1,960,000
2021 $1,413,420 $546,580 0 1,960,000 S0 $1,960,000
2020 $1,413,420 $546,580 0 1,960,000 S0 $1,960,000
ggfg Type Description Grantor Grantee Volume Page ﬁﬁfr:lber
1 6/8/2018 SWD Special Warranty Deed AVANCE INC MASTER 20180111686
PROPERTY

PARTNERS LTD




For property information, contact (210) 242-2432 or (210) 224-
8511 or email.

For website information, contact (210) 242-2500.

Website version: 1.2.2.33 Database last updated on: 9/11/2023 2:33 AM © N. Harris Computer Corporation



EXHIBIT
2

San Antonio police, state troopers uncover
organized drug ring in downtown building

by SBG San Antonio
Tue, April 17th 2018, 8:19 AM CDT

https://foxsanantonio.com/news/local/state-troopers-police-raid-building-near-downtown
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https://foxsanantonio.com/news/local/state-troopers-police-raid-building-near-downtown



Raid at building on North Frio Street on Tuesday, April 17, 2018. (Photo: Sinclair Broadcast Group)

SAN ANTONIO — Undercover agents and officers with the San Antonio Police
Department and Texas Department of Public Safety raided a building just west
of downtown on Tuesday morning, leading to the arrests of eight people.

San Antonio Police Chief William McManus said they were tipped to drug activity
at the building located at North Frio Street and West Houston back in February.
Over the last two months, undercover officers used surveillance cameras to
monitor the apartments above the Cattleman's Square Tavern.

https://foxsanantonio.com/news/local/state-troopers-police-raid-building-near-downtown
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BREAKING: Elaborate drug ring bust at corner of Frio and

Houston. @SATXPolice say several arrested @News4SA
@KABBFOX29

9:48 AM - Apr 17, 2018 ©)

® 6 ©® Reply 1 Share

Read 1 reply

McManus said the surveillance uncovered an organized drug ring involving 32
suspects. On Tuesday morning, 8 of those suspects were taken into custody.
Chief McManus said they expected to arrest the remaining suspects within a
few days.

"This building was a scourge for the city," added McManus as he announced

plans to work with the city to shut the building down for good. He also praised
the work of the undercover officers who determined the drug activity at the

https://foxsanantonio.com/news/local/state-troopers-police-raid-building-near-downtown



building was more than just individual selling and buying. McManus said some
of the drugs that were being sold included cocaine, meth, marijana and
synthetic marijuana.

"I'm glad to finally see the result of this operation," said Councilwoman Shirley
Gonzales, who lives only a few blocks away from the building.

She described seeing suspects standing in the windows of the building,
signaling to others in the plaza across the street as they would apparently
arrange drug deals in broad daylight.

8 AN

https://foxsanantonio.com/news/local/state-troopers-police-raid-building-near-downtown
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Six suspected drug dealers arrested in undercover
sting targeting troubled street corner

by Robert Price

Wed, September 18th 2019, 11:56 PM CDT

i
e _
NEW TONIGHT =

| SUSPECTED DRUG DEALERS ARRESTED IN STING

~ ¢

SAPD arrested six suspected drug dealers Tuesday as part of ongoing efforts to reduce crime in the Cattleman Square area west of

downtown.

SAN ANTONIO - Half a dozen suspected drug dealers are off the streets
following an undercover sting operation Tuesday, marking the second major
operation in the past year targeting dealers near Cattleman Square just west of
downtown.

San Antonio Police and business owners are calling it a crucial step in cleaning
up an area they say is plagued by crime.

https://news4sanantonio.com/news/local/six-suspected-drug-dealers-arrested-in-undercover-sting-targeting-troubled-street-corner



After a month of surveillance and investigation, police made their move on
Tuesday, arresting Alex Francis, 32; Caleb Parkerson, 20; David Torres, 25;
Demetrius Thomas, 23; Donald Springs, 31; and Miquella Turner, 21. All were
taken into custody near the corner of North Frio and West Houston. All face
felony charges of possession with intent to deliver.

People who live and work nearby hope the arrests will send a message to
others and help improve the overall quality of life along these streets west of I-
35.

Golden Star Café has been serving up Chinese food at the corner of North Frio
and West Commerce since the early 1930's.

"We've been here serving generations of San Antonians," said Bo Lim, a co-
owner and manager of the family-run restaurant. "1932 is when my grandfather

started our business."

But she says the area has changed over the years.

"There are a lot of people that lose their way down here as tourists," said Lim.
"They're not used to it and they get really scared.”

"You've had prostitution, drug activity, gang activity," said Sgt. Michelle Ramos of
the San Antonio Police Department. "It's very concerning for a lot of people. It's
been a problem."

And so the police department has been working to change that.

"Looking to see, 'Who were the main players in that area," she said. "Setting up
surveillance."

https://news4sanantonio.com/news/local/six-suspected-drug-dealers-arrested-in-undercover-sting-targeting-troubled-street-corner



In April of 2018, SAPD officers joined forces with the Texas Department of Public
Safety to raid the Cattleman's Square Apartments on West Houston, right across
the street from Golden Star Café. Agents and officers obtained arrest warrants
for more than 30 suspected drug dealers and worked with Code Compliance to
get the building boarded up.

"For a couple months, it was pretty clean," said Sgt. Ramos. "We weren't having
very many problems like we had experienced before."

Lim noticed a difference at first too. But, she said, "We really would like to keep
the positive progress going."

"The activity in the area died down, but then you have other players coming in,"
said Sgt. Ramos. "And (they're) trying to sell drugs in that corner. It's well known
for that activity."

This month, narcotics detectives partnered up with officers from SAPD Central
SAFFE (San Antonio Fear Free Environment) to carry out a new undercover sting
operation.

"We did have several detectives, they did go in an undercover capacity, and they
did do buys," she said. "We saw a large amount of synthetic marijuana in that
area (Tuesday)." They were selling them for $5 a cigarette. And so, you had
individuals who were going around and it looks like they're just smoking a
cigarette, but it had synthetic marijuana in it."

"We really appreciate them coming down and addressing the ongoing issues

that we've been having in this community," said Lim. "This should be constantly
monitored. It's not just a one-time deal.”

https://news4sanantonio.com/news/local/six-suspected-drug-dealers-arrested-in-undercover-sting-targeting-troubled-street-corner



Sgt. Ramos agreed, saying the area is always monitored. "We are out there, we
are going to monitor the situation, and our officers, our detectives are aware of
what's going on, and they're going to get you."

https://news4sanantonio.com/news/local/six-suspected-drug-dealers-arrested-in-undercover-sting-targeting-troubled-street-corner
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Fire breaks out at old Rich Book building in Cattleman
Square Historic District

by SBG San Antonio Staff Reports
Wed, February 2nd 2022, 6:47 AM CST

https://news4sanantonio.com/news/local/fire-breaks-out-at-old-rich-book-building-in-cattleman-square-historic-district
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A fire broke out late Tuesday night in the Cattleman Square Historic District in San Antonio. (SBG San Antonio)

SAN ANTONIO - A fire broke out late Tuesday night in the Cattleman Square Historic
District in San Antonio.

The fire started around 11:30 p.m. at the old Rich Book Building on W. Houston
Street and N. Frio Street.

Crews had to break through the second floor to reach the fire, but once they did,
they made quick work of it.

Fire officials believe the fire started in a couch on the first floor and spread to the
ceiling.

Nobody was injured. Damage estimates are around $15,000.

The Rich Book building was built in 1923 and was the former location of Cattleman'’s
Square Tavern.

https://news4sanantonio.com/news/local/fire-breaks-out-at-old-rich-book-building-in-cattleman-square-historic-district




Ms. Stephanie Stolte
Project Manager

I HAWTHORNE

CONTRACTING

Master Property Partners, Ltd.

San Antonio Texas

Project Name:

Scope of Work:

900 W. Houston Street-Master Property Partners. Ltd.

Preliminary Budget pricing to demo existing interior and reconstruct to bring to
current code and functionality. Includes interior, exterior, structural, site-work,

flatwork.

Exclusions: keying of door hardware, Waxing/polishing of new flooring. Any items not listed above.

Demo

New Walls

VWC

T/F/Paint

Ceiling

Electric

HVAC

Plumbing

Concrete

Fire Alarms

Fire Sprinklers
Flooring
Doors/Hardware
Millwork

Elevators
Structural Work/Masonry
Glass/Windows
Site Work/Flatwork
General Conditions
Contractor Fee
Subtotal

Tax

Contract Total

RO ¥ o ¥ e ¥ Y R 2 ¥ i ¥ ¥ e ¥ e ¥ Y Y ¥ R ¥ V0 S V0 S V2 S Vo S Vo S Vo S V)

wn

195,000.00
143,000.00
110,500.00
136,500.00
552,500.00
975,000.00
325,000.00
162,500.00
110,500.00
455,000.00
145,340.14
110,500.00
116,545.00
325,000.00
240,500.00
500,500.00
240,500.00
419,165.52
421,084.05
5,684,634.72
468,982.36
6,153,617.08

EXHIBIT
4

This proposal shall become effective upon signature by owner (or owner rep). Payment is due 30 days from invoice date.

A finance charge of 1.5% per month will be applied to any upaid balances after 30 days.

Prepared by:

Date:

Hawthorne Contracting - PO Box 171274 - San Antonio - Texas - 78217

Darren Hawthorne

8.17.23

Accepted:

Date:
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900 W Houston, San Antonio, TX

Pro forma

BUILDING PROGRAM AND RENTS

Commercial Units SF per SF Units | Total Rent | Total SF
Monthly
900 W Houston (1st Floor) retail office 6,000 $1.50 1 $9,000 6,000
900 W Houston (2nd Floor) office 8,000 $1.00 1 $8,000 8,000
14,000
Total Monthly Rent $17,000
Total Building Square Feet 14,000
Exit Cap Rate
INCOME Stabilized 9.0%
Gross Potential Income (Total Annual Rents) $204,000( $210,120
Less Vacancy 20% -$40,800 -$42,024
Gross Operating Income $163,200| $168,096
Operating Expenses (NNN) $6 -$84,000| -$86,520
Expense Reimbursement 80% $67,200 $69,216
Leasing Commissions/ Inducements -$73,440
Net Operating Income (NOI) $72,960| $150,792| 51,675,467
COSTS
Sales Price $1
Building Improvement Cost SF Building $440 | $6,153,617| $6,153,617
Total Hard Costs $6,153,618( $6,153,618
Soft Costs (Archtiect/ MEP / Permitting 4% $215,377
Carry Costs (taxes, interest, Insurance, lease up) 18-24 months $500,000
Land Costs $1
Total Project Costs $6,868,996| $6,868,996
Return on Project Cost 1.1% 2.2%
LOAN
Down Payment 35%| $2,404,148| $2,404,148
Loan Amount 65%| $4,464,847( $4,464,847
Amort
Years Interest
Loan Assumptions 20 0.0875
Monthly Debt Service -$39,456 -$39,456
Total Annual Debt Service -$473,476| -$473,476
Cash Flow After Debt Service -$400,516| -$322,684
Debt Service Coverage Ratio (DSCR) 0.15 0.32
Cash on Cash Return (Return on Down Payment) -16.7% -13.4%

EXHIBIT
S
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EXHIBIT
6

JJ REAL CO.

August 30th, 2023

JJ Real Co, Inc
Jeremy Jessop
210.386.3970
jj@jjrealco.com

The Office of Historic Preservation & Historic & Design Review Commission
Development and Business Services Center

1901 S. Alamo

San Antonio, TX 78210

To Whom It May Concern,

| am writing on behalf various clients and associates as it pertains to obstacles and barriers to the real
estate activation of the Richbook building, 900 W Houston and overall Cattleman’s Square Area
development.

While there is resurgence of interest in real estate activity, especially within the urban core, challenging
elements in engaging investors and tenants is becoming problematic, especially in the current economic
climate. As it pertains to this intersection the challenges are primarily of buildings with structural defects,
lack of security and homelessness.

In the past 18 years, as serving as a broker for the urban core and other adaptive reuse projects both
historical and new construction, | have had multiple stories of success re-imagining historic properties
with investors and tenants that have a level of vision and place-making abilities. Ultimately, these projects
were successful because they tapped into the city’s fabric of its neighborhoods, burgeoning districts and
its overall attractiveness. When the surrounding neighborhood encourages it, the number of investors
and tenants willing to take a chance on a building that needs a lot of work increases. However, when the
surrounding neighborhood presents challenges, more than encouragement for property revitalization,
the pool of vision-laden candidates dries up. In this particular case, the challenges are restrictive
development codes, homelessness and vagrancy.

824 Broadway Suite 110
San Antonio TX 78215
210.386.3970
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Among other local advertising mediums and your major nationwide platforms like Crexi CoStar and
LoopNet the property has been marketed for approximately 3 years through Covid shutdown and the
boom thereafter with very little interests without the removal of the Richbook building and the external
problems it presents to the area. The listing performance has touched players in all markets local and afar
with no one willing to commit to a development with the obstacles in place.

Traffic Sources
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This intersection, and its neighboring intersections, have at any point dozens of loitering individuals, some
presenting health and safety concerns for property owners and tenants. To merely show a space for a
client becomes an orchestrated endeavor involving the SAPD, multiple members of my staff and others.
Merely gaining access to the sites can be a challenge as camping tents, possessions and often human
excrement, occupy parking lots, sidewalks and entrances.

We have had several groups tour the site and did have a potential client for the site that rehabilitates
“graduates” of Haven for Hope. Although really liking the location of the property in question, due to the
lifestyle ‘temptations’ surrounding the property, the site would prove problematic for its clients, not to
mention safety concerns for its employees as well. They passed on leasing the site. Furthermore, other
non-profit organizations invested in the area and surrounding projects such as NALCAB have passed on
the site due to both safety of employees and the liability of the Richbook building.

| believe that a serious investment of institutional proportions with modern day parking solutions is the
only path to improving this intersection and neighborhood. This can be achieved with a development plan
that manages access, provides secure parking and encourages further development and commerce. The
required investment based on the existing road blocks cannot be realized with the existing configuration
of buildings serving as a backstop to homelessness and crime.

Sincerely,

Jeremy B. Jessop

824 Broadway Suite 110
San Antonio TX 78215
210.386.3970
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SUN ANALYSIS AND MAIN VIEW
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PROJECT BRIEF

PROJECT ADRESS
900 West Houston

San Antonio, TX 78207 -
USA

PROJECT REQUIERMENTS
Mixed use building

120 apartments - 900 sqgft (average)
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VIA Centro Plaza
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AREA SUMMARY

RETAIL (sqft) APARTMENTS (sqft) PARKING SPACES CIRCULATION (sqft)
GROUND LEVEL 19,185 0 09 0
CEVEL 2 0 22,066 67 3,784
CEVEL 3 0 22,066 59 3,784
CEVEL 4 0 32,864 59 3,784
EVEL S 0 32,864 15 4,917
TOTAL 19,185 109,860 269 16,269

APARTMENTS : 109,860 sqft /900 sqgft = 122 APARTMENTS

Project: Richbook building / Content: Area summary

PARKING ESTIMATED IN PROJECT: 269 PARKING SPACES
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ILLUSTRATIVE VIEW
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Move-In Ready Office Space & Redevelopment Opportunities



The Property is comprised of multiple parcels totaling
1.302 Acres in the Cattleman Square Historic District
of downtown San Antonio. The Property is prime for
redevelopment activity given its location just one
block from the downtown campus of The University

of Texas at San Antonio and across the street from

VIA Metropolitan Transit’s headquarters building and
flagship Centro Plaza transit hub. Cattleman Square is
in the midst of a revitalization, with the area included
in the recently-designated Zona Cultural district and
the subject of reinvestment by entities both public and
private. The Property is primed for future development
due to historic high demand for downtown housing,
retail and office space and the lack of supply to fill
those needs.

Lot Size: Multiple parcels totaling 1.302 Acres




908 W HOUSTON STREET
5,052 RSF
« office/retail for lease

RICH BOOK BUILDING SITE
900 W Houston St
14,306 to 80,000 RSF
« for lease
« redevelopment opportunity
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The Heimann Building was once home to a hotel that was the first with both a telephone system and air conditioning, according to the
National Trust for Historic Preservation. The three-story brick building was constructed in 1909 by noted San Antonio architect Atlee B.
Ayres. With restored New Orleans-style balconies and Spanish red tile roof, the refurbished Heimann building has become a prominent
landmark for the Cattleman Square Historic District and the building is now listed in the National Register of Historic Places.

The Heimann Building has abundant balcony and gated outdoor spaces available. Gated, surface parking surrounding Building is
available at a ratio of 2.00 / 1,000 RSF






Heimann Budding (N0

1st floor - 3,885 RSF

« Office/ retail space
« Existing commercial grade kitchen and

equipment

STAIR #2|

2,614 RSF
= | office/retail
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(Ohse Heimann Budding

2nd floor- 1,577 RSF

« Office space for lease

« Training rooms fully-equipped
with furniture, a projector,
screen and partitioned wall
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3rd floor - up to 6,006 RSF




Huimann. Buslding On

3rd floor - up to 6,006 RSF

« Full floor availability with lobby
area, large conference room
and private terrace access
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The Heimann Building’s
third floor has 3,000 SF
of outdoor terrace space
with spectacular views of
downtown San Antonio.
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908 W HOUSTON STREET
5,052 RSF

RICH BOOK BUILDING SITE

900 W Houston St
14,306 to 80,000 RSF

b
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1st floor-2,526 RSF

« Office/ retail space

As built plan Sample Test Fit
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2nd floor - 2,526 RSF

« Office/ retail space

As built plan Sample Test Fit
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CATTLEMAN SQUARE HISTORIC DISTRICT

Cattleman Square, named for its proximity to the Union
Stockyards, is one of the oldest neighborhoods in San
Antonio. The Cattleman Square Historic District is a small
collection of streets on the west side of IH-35 immediately
west of downtown. The buildings within the district
include a variety of late 19th and early 20th century
commercial and industrial structures.

Both the VIA Metropolitan Transit Headquarters campus
and the newly-opened, $35 million Centro Plaza transit
hub are located across the street from the property. In
addition, the property is one block from UTSA’s downtown
campus, where over 6,000 students currently attend
classes and an expansion of the downtown campus and
student housing is currently being planned with UTSA’s
leadership.

ZONA CULTURAL

The property is located within the Zona Cultural, the
state’s newest metro cultural district. The Zona Cultural is
comprised of 44 contiguous blocks of historic structures
and places, including the site on which the city of San
Antonio was founded in 1718. Zona Cultural is one of

just three officially designated cultural districts in San
Antonio. With the new designation, a revitalization and
reinvestment program is underway to allocate funds to the
Zona Cultural’s continued growth and development.
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Our property’s location
next to UTSA’s expanding
footprint provides a unique
opportunity for developers
and office users.

o\t

Ten Year Plan 2018-2028
PHASE 1: 2018-2023 FHASE 2: 2025—2028 .

Current Downtown
Campus Footprint

Source: https://www.utsa.edu/today/2018/09/story/DTC-GiftandLand.html
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