
HISTORIC AND DESIGN REVIEW COMMISSION 
April 19, 2017 

HDRC CASE NO: 
ADDRESS: 
LEGAL DESCRIPTION: 
ZONING: 

2017-186 
210 N MESQUITE ST 
NCB 583 BLK 8 LOT 14 
RM-4 H

CITY COUNCIL DIST.: 2 
DISTRICT: Dignowity Hill Historic District 
APPLICANT: Augustina Butler 
OWNER: Augustina Butler 
TYPE OF WORK: Demolition of the historic structure with new construction of a green space 
REQUEST: 

The applicant is requesting a Certificate of Appropriateness for approval to: 
1. Demolish the historic structure at 210 N Mesquite.
2. Construct a new green space in its place.

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: 
i. The past and current use of the structures and property; 
ii. The name and legal status (e.g., partnership, corporation) of the owners; 
iii. The original purchase price of the structures and property; 
iv. 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. 

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. 
 

(c) 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 
established by a preponderance of the evidence 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. 
The historic and design review commission shall not consider or be persuaded to find loss of significance based on the 
presentation of circumstances or items that are not unique to the property in question (i.e. the current economic climate). 
For property located within a historic district, the historic and design review commission shall be guided in its decision by 



balancing the contribution of the property to the character of the historic district with the special merit of the proposed 
replacement project. 
 
(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 

(f)The historic preservation officer may approve applications for demolition permits for non-contributing minor 
outbuildings within a historic district such as carports, detached garages, sheds, and greenhouses determined by the 
historic preservation officer to not possess historical or architectural significance either as a stand-alone building or 
structure, or as part of a complex of buildings or structures on the site. 
 

 
FINDINGS: 
 

a. The property located at 210 N Mesquite is a single-family home designed in the Craftsman style. The house 
features elements that are common of Craftsman homes, including a deep covered porch, thick tapered porch 
columns, and extended roof eaves with exposed rafter tails. The 1994 district survey notes that this property is 
significant due to its scale within the streetscape and relative to the surrounding context of the district as whole. 
The applicant has requested approval to demolish the structure and construct a park in its place. 

b. DEMOLITON: ECONOMIC HARDSHIP – The loss of a historic landmark constitutes 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 received quotes for approximately $11,000, $18,800, and $35,000 for foundation repair alone, 
along with a $5,000 quote for demolition. If demolition were to occur, a demolition fine would be assessed by the 
Office of Historic Preservation for $2,000 in accordance with UDC Section 35-614, in addition to any fines 
subjected by the Development Services Department. In January 2017, the applicant listed the property on the real 
estate market for $350,000.The listing did not include photos aside from the Google Maps street view, nor did it 
contain a description of the property. This listing price was above estimated market value given the current 
condition of the home. In February 2017, local realtor assessed the fair market value at approximately $120,000 
based on selling trends within the Dignowity Hill Historic District and the condition of the structure. The realtor 
also noted that the quoted foundation repair estimates were high for a house this size. Another local realtor 
conducted a Comparable Sales Report for the property after it was listed, which estimated the market price to be 
$123,755 based on the average cost per square foot in the area. Based on April 2017 realtor.com estimates of an 
average price per square foot in the Dignowity Hill Historic District of $181, 210 N Mesquite would list at 
$207,788. Staff does not believe the applicant has made every effort to receive a reasonable rate of return on the 
property, and does not believe the requirement indicated in UDC Section 35-614(b)(3) has been met based on the 
information submitted in the application. 

c. DEMOLITON: LOSS OF SIGNIFICANCE – When an applicant fails to prove unreasonable economic hardship, 
the applicant may demonstrate loss of significance by showing evidence that the structure has lost its cultural, 
architectural, historical, or archaeological significance which qualify it for designation. The applicant must also 
demonstrate to the HDRC that this loss was not a result of negligence or lack of maintenance. Though the 
structure is in a state of disrepair with broken and boarded up windows, it contains a high level integrity of form, 
materials, use, and location. Key character defining features, including exposed rafter tails, prominent side 
chimney, window and door openings, porch column detail, and porch configuration have been retained. Original 
materials, including wood lap siding and wood window and door frames, have also been retained are in repairable 
condition. On February 24, 2017, the applicant received administrative approval to repaint the exterior of the 
house, window trim, and porch steps; repair and rebuild the existing wood windows, including replacement of 
broken glass panes; and install a new rear entry door. This work has not taken place as of April 14, 2017. Based 
on these factors, staff does not believe the requirement indicated in UDC Section 35-614(c) has been met. 

d. REPLACEMENT PLANS – The applicant has proposed to replace the existing structure with a park. The park 
plans include a central circular pathway surrounded by engraved river rocks with pathways extending to all four 
corners of the lot. The proposal also includes benches, shrubbery, grass, and trees, all enclosed by a gated chain 
link fence. Chain link fences are prohibited by the Historic Design Guidelines and would not be an appropriate 
method of enclosure. Additionally, the lot is located between two single-family homes on a primarily residential 
block. The park would require a zoning change, ongoing maintenance, and security. The applicant has not 
submitted a proposal for maintenance of the park. Staff does not find the replacement proposal consistent with 
UDC requirements or the Historic Design Guidelines. 

e. VACANT BUILDING REGISTRATION PROGRAM - The Vacant Building Registration Program applies to 
vacant structures within 106 square miles of the City of San Antonio. The program requires property owners to 
register their vacant buildings and include a plan of action to bring the building up to the minimum maintenance 
standard of care. The property at 210 N Mesquite has been in the inventory of the Vacant Building Program since 
January 2015. Cases were filed in the fall of 2016 against Augustina Butler in Municipal Court for failure to 
maintain the property to the standard of care. On April 11, 2017, the case was reset by the judge to June 13, 2017, 
to await the results of Ms. Butlers’ demolition application, and to give Ms. Butler more opportunity to correct the 
violations of the ordinance. 

 
 
RECOMMENDATION: 
 
1. Staff does not recommend approval of the demolition based on findings a through e. 
2. Staff does not recommend approval of the proposed replacement plan based on findings a through e. Staff recommends 
the structure be rehabilitated following the Historic Design Guidelines. 

 
CASE MANAGER: 
Stephanie Phillips  



CASE COMMENTS: 

On February 24, 2017, the applicant received administrative approval to repaint the exterior of the house, window trim, 
and porch steps; repair and rebuild the existing wood windows, including replacement of broken glass panes; and install a 
new rear entry door.   
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Lynn Knapik
Lynn Knapik Real Estate LLC
210-884-5774
lynn@lynnknapik.com
Service Beyond Your Wildest Expectations!
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COMPARABLE SALES FOR

Property Address 210 N Mesquite St
San Antonio, TX 78202-2745
Parcel ID 00583-008-0140

Average Cost per Sq. Foot $107.80 /sq ft (34 Comps)

Estimated Market Price Based On
Average Cost per Sq. Foot $123,755

House Price Index N/A

Average Sales Price/Tax Appraisal Ratio $83,590

Sales Prices of Comps
(Estimated Market Price for Subject)

Cost per Sq. Ft. of Comps
(Average Cost per Sq. Ft. for Subject)
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 For Sale  Sold  Sale Pending  Sale Contingent

SUBJECT AND COMPARABLE PROPERTIES

  Subdiv. Distance RM/BR/BA Stories Condition
Sq.
Ft. Acres

Garage
Size Bsmnt

Bsmnt
Sq.Ft.

Year
Built

Last Sale
Date

Last Sale
Price

Price/
SqFt

S
210 N Mesquite St

San Antonio, TX 78202-2745

Dignowity Hill
Hist Dist

N/A 5/3/1 1,148 0.23 No 1936

1
521 N Palmetto

San Antonio, TX 78202-2348

Dignowity Hill
Hist Dist

0.54 mi 6/2/2 1,106 0.12 No 1910 09/09/2016 $103,110 $93.23

2
420 N Olive St

San Antonio, TX 78202-2849

Dignowity Hill
Hist Dist

0.20 mi 4/2/1 1,032 0.1 No 1915 01/09/2017 $122,500 $118.70

3
506 Claude W Black

San Antonio, TX 78203-1412

Claude W Black
Sub

0.51 mi 5/3/2 1,256 0.14 168 No 2009 12/28/2016 $161,000 $128.18

4
521 Dawson St

San Antonio, TX 78202-2218

Dignowity Hill
Hist Dist

0.26 mi 5/3/1.5 1,032 0.26 No 1910 12/20/2016 $259,000 $250.97

5
618 Potomac

San Antonio, TX 78202-2967

Near Eastside 0.66 mi 4/2/1 1,249 0.14 No 1940 12/16/2016 $48,140 $38.54

6
1022 E Crockett St

San Antonio, TX 78202-2805

Dignowity Hill
Hist Dist

0.13 mi 5/3/1 1,137 0.14 No 1915 04/19/2016 $86,000 $75.64

7
1022 E Crockett St

San Antonio, TX 78202-2805

Dignowity Hill
Hist Dist

0.13 mi 5/3/1 1,137 0.14 No 1915 12/05/2016 $100,000 $87.95

8
626 Potomac

San Antonio, TX 78202-2936

Near Eastside 0.69 mi 5/3/1 1,160 0.07 No 1945 12/16/2016 $46,006 $39.66

9
413 N Hackberry

San Antonio, TX 78202-2822

Dignowity Hill
Hist Dist

0.10 mi 4/2/1 1,224 0.14 No 1920 12/05/2016 $120,000 $98.04

10
1212 Nolan St

San Antonio, TX 78202-2435
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Near Eastside 0.64 mi 6/3/2 1,302 0.16 468 No 1938 02/29/2016 $125,000 $96.01

11
1212 Nolan St

San Antonio, TX 78202-2435

Near Eastside 0.64 mi 6/3/2 1,302 0.16 468 No 1938 11/04/2016 $180,000 $138.25

12
426 N Monumental

San Antonio, TX 78202-2926

Dignowity Hill
Hist Dist

0.41 mi 5/3/1 960 0.12 No 1930 03/09/2016 $58,000 $60.42

13
426 N Monumental

San Antonio, TX 78202-2926

Dignowity Hill
Hist Dist

0.41 mi 5/3/1 960 0.12 No 1930 08/10/2016 $72,000 $75.00

14
312 Burleson

San Antonio, TX 78202-1805

Dignowity Hill
Hist Dist

0.66 mi 5/3/2 1,184 0.21 No 1900 10/06/2016 $100,000 $84.46

15
709 Montana St

San Antonio, TX 78203-1111

S Of Commerce
To Mlk (Sa

0.40 mi 7/3/2 1,173 0.05 No 1900 10/07/2016 $130,000 $110.83
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Stephanie Phillips (OHP)

From: Sylvie Shurgot <sylvie@sylvieshurgot.com>
Sent: Wednesday, February 22, 2017 4:05 PM
To: Lauren Sage (OHP)
Subject: Re: 210 N Mesquite 

Hi Lauren, 
 
Without looking inside the house, it’s not easy to give you a precise answer but if I listed that house, I could sell it for 
about $120,000. For a house that size, those quotes are awfully high for the foundation. I certainly wouldn’t pay 
$20,000, that’s ridiculous! 
 
Sylvie 
 
> On Feb 21, 2017, at 9:54 AM, Lauren Sage (OHP) <Lauren.Sage@sanantonio.gov> wrote: 
>  
> Sylvie, 
>  
> Wonderful! I don't have interior photos. There are exterior pictures  
> attached. Here are some details of bedrooms, etc.  
> https://www.trulia.com/property/3257377788‐210‐N‐Mesquite‐St‐San‐Anton 
> io‐TX‐78202 Needs foundation repair. Bids received range from $11k to  
> $20k for foundation repair. 
>  
>  
>  
> Lauren Sage 
> Historic Preservation Specialist 
> City of San Antonio ∙ Office of Historic Preservation 
>  
>  
> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: sylvieshurgot.com [mailto:sylvie@sylvieshurgot.com] 
> Sent: Monday, February 20, 2017 7:42 PM 
> To: Lauren Sage (OHP) 
> Subject: Re: 210 N Mesquite 
>  
> Certainly. I'd be happy to. I need to know a little bit about the house ‐ condition, number of bedrooms/bathrooms. 
Ideally I could take a look in person but it's not necessary. 
>  
> Sylvie 
>  
> Sent from my iPhone 
>  
>> On Feb 20, 2017, at 19:24, Lauren Sage (OHP) <Lauren.Sage@sanantonio.gov> wrote: 
>>  
>> Sylvie, 
>>  
>> I accidentally sent you the wrong address. If you have a fair market value for 210 N Mesquite, that would be great. 



2

>>  
>> Thanks! 
>>  
>> Lauren 
>>  
>> Sent from my iPhone 
>>  
>> On Feb 20, 2017, at 4:46 PM, Lauren Sage (OHP) 
<Lauren.Sage@sanantonio.gov<mailto:Lauren.Sage@sanantonio.gov>> wrote: 
>>  
>> Sylvia, 
>>  
>> Good afternoon! Would you be willing to do us a favor? We are working with the homeowner on this property. 
Would you mind doing a CMA on this property and looking at the comps? 
>>  
>> Thanks! 
>> ‐Lauren 
>>  
>> Lauren Sage 
>> Historic Preservation Specialist 
>> City of San Antonio • Office of Historic Preservation 
>> 1901 South Alamo  • San Antonio, TX  78204 
>> Office: 210.207.0035  • Direct: 210.207.3327<tel:210.207.4680>  
>> www.SAPreservation.com<http://www.sapreservation.com/> 
>> How are we doing? Please take our short customer service  
>> survey.<https://docs.google.com/a/sanantonio.gov/forms/d/e/1FAIpQLSfQ 
>> G NoxJs6TKduRocqji7rqXIHPm5SrN5ymlN6bt‐f26zsm5A/viewform> 
>>  
>> <image001.png> 
>> <image002.jpg><https://www.facebook.com/#!/pages/City‐of‐San‐Antonio‐ 
>> O ffice‐of‐Historic‐Preservation/105595555287> 
>> <image003.jpg><http://instagram.com/sapreservation> 
>> <image004.jpg><https://twitter.com/sapreservation> 
>>  
>  
> <pics.pdf> 
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