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The National Trust’s Preservation Leadership Training (PLT), an intensive one-week training
program, is the only continuing education program in the United States that equips developing
preservation leaders with the skills, knowledge and confidence to make a significant impact in their
organizations and communities. Since PLT was launched with a pilot program in San Antonio,
Texas, in September 1990, more than 750 state and local leaders have participated in 21 PLTs in
locations across the United States.

The goals of the Preservation Leadership Training program are:

» To increase the capacity of local preservation organizations and commissions by
identifying and training current and potential leaders who have the ability to dramatically
increase their effectiveness.

» To empower grassroots organizations and local preservation commissions to achieve
preservation successes in their communities.

» To create, maintain and support a national network of leaders of the grassroots
preservation movement.

* To heighten local understanding and awareness of the value of preservation and to
explore and present new ideas for approaching local preservation issues in the host
community.

PLT is built around a combination of lecture, discussion and practical application. Trainers are
nationally recognized experts in the fields of economics, law, design, resources development,
strategic planning, and financial management, among others — all with a focus on building both
individual and institutional leadership.

Participants learn best by “doing.” Consequently, PLT involves a team project that uses the host
community as a living laboratory for preservation issues, with participants working in teams during
the course of the week on a specific preservation problem in the host community. The week
culminates with a public presentation of their recommendations on the final day of the program.

In several host communities, team projects have been a critical factor in saving endangered historic
sites. In Fort Collins, Colorado, the team project dealt with the long-vacant downtown Linden
Hotel, subject of more than 20 years of dubious development efforts. The attention the PLT team
project brought to the hotel rallied the community, and today the hotel is rehabilitated and back in
business as a multi-use commercial operation.

The Woodmen of Union building in Hot Springs, Arkansas, was named for the black fraternal order
that constructed it. It had once been the heart of the local black community, featuring a hotel,
hospital, bath house, nurses training program and 2,500-seat theater. The PLT team project in 2000



drew attention to the building which had been vacant since 1981. The new owners plan to restore
the historic interior spaces, including the bathhouse and auditorium, and create apartments for the
elderly.

Not all team projects have been building-specific; in Saratoga Springs, N.Y., the PLT project
focused on designing a public education campaign to respond to negative reactions by residents to
designation of a low- and middle-income historic district.

In San Antonio, 34 PLT participants, from 22 states and the District of Columbia, developed proposals
that outline economically viable uses for the Judson Candy Factory Complex. The proposed new uses
allow the buildings to serve as catalysts for the revitalization of South Flores and contribute to the
economic vitality of San Antonio.

PLT participants gathered relevant information by reading enormous amounts of material
generously provided by a wide variety of organizations and individuals, visiting various sites during
an afternoon of driving and walking tours, and interviewing numerous community representatives,
including:

Ben Brewer, President, Downtown Alliance

Alex Briseno, Former City Manager, City of San Antonio

Jelynne Burley, Assistant City Manager, City of San Antonio

Ramiro Cavazos, Director, Department of Economic Development, City of San Antonio

Larry Clark, Landscape Architect, Bender Wells Clark Design

Jeff Fetzer, Chairman, Historic & Design Review Commission

David Garza, Director, Neighborhood Action, City of San Antonio

Amy Hammons, South Texas Region Reviewer, Texas Historical Commission, Austin

Nettie Hinton, Community Activist

Charles John, Architect, Fisher Heck Architects

Jack Judson, Descendent and Owner, Magic Lanterns

James Lifshutz, Developer, Liberty Properties

Mitch Meyer, Manager, Loopy Ltd.

Darryl Ohlenbusch, Architect

George Pedraza, President, Re-Emerging Markets of America, LLC

Sue Ann Pemberton, President, Mainstreet Architects

George Perez, Development Services Manager, City of San Antonio

Jim Poteet, Poteet Architects

Leilah Powell, Bexar County Government Relations Manager

Lisa Rodriguez, Vice President of Community Development Management, J.P. Morgan
Chase

Lady Romano, Director, Grants and Programs, San Antonio Area Foundation

Patrick Shearer, Cambridge Realty Group

Bill Shown, Managing Director for Real Estate, Silver Ventures, Inc.

Becky Waldman, Director, Asset Management, San Antonio, Texas
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TEAM PROJECT:
Judson Candy Company Complex

Introduction and Overview

The team project focuses on the former Judson Candy Company complex. Originally known as the
Jenner Manufacturing Company, the complex consists of two buildings, the Judson and the Granier,
both with a series of additions. The Judson Candy Company buildings are located on South Flores
Street in the south central section of San Antonio, immediately adjacent to downtown. The area is
characterized by a mix of warehouse buildings, historic neighborhoods, and new government and

hotel developments. The Judson Candy Company
complex has been vacant since 1999, when the
company, now known as Judson-Atkinson
Candies, moved to its present location in
northeast San Antonio. The complex is owned by
TW-Downtown Central Ltd. and is for sale.

Within the past few years, there has been renewed
interest in the South Flores Street corridor, with
several residential projects under way and new
commercial and governmental developments
completed. Revitalization of the Judson Candy
Company would drive the revitalization of South
Flores Street.  The challenge to all 2005

Judson Candy Company Complex

Preservation Leadership Training participants is to look closely at opportunities and any
impediments for preserving this structure, and develop recommendations for a use that outlines
potential partnerships, ways for building community support, identifying possible user groups, and

applicable sources of funding.

Judson Candy Company in Brief
Location 831 South Flores Street
San Antonio, TX 78204

NCB 985, Block 0, Lot A-1 and NCB 989, Block 0, Lots A-8, A-9, & A-10

Year built 1912

Construction Judson Building — concrete frame, floors, and roof with brick curtain walls;
several additions to the rear of the building including a red brick addition,
metal warehouse, and loading dock
Granier Building — two-story brick building; two story brick addition

Architect Unknown

Square Feet Judson Building — 75,000 (Warehouse addition - 26,100)

Granier Building — 24,000



Designation Historic Significant (HS). Both buildings are listed as local landmarks with
the City of San Antonio and come under the purview of the Historic and
Design Review Commission (HDRC).

Appraised Value Land — $540,000, Improvements — $160,000, Total — $700,000 (2004
appraisal per Bexar County Appraisal District, the district is responsible for
appraising property for ad valorem tax purposes)

Zoning General Industrial District, Historic Significant (I-1 HS) and Commercial
District, Historic Significant (C-3 HS) (100 feet west of Flores)

Incentive Districts Located in the Southside Enterprise Zone, eligible for the Incentive
Scorecard System—reuse of historic building adds points, eligible for the
City of San Antonio Historic Preservation Tax Incentives, eligible for
Historic Preservation Grants

History of San Antonio

San Antonio, located at the head of the San Antonio River in Bexar County, Texas, was explored by
Spanish expeditions in 1691 and 1709. The town grew out of San Antonio de Béxar Presidio,
founded 1718, and the villa of San Fernando de Béxar, chartered by Canary Islanders in 1731.
Beginning in 1718, five Spanish missions were located along the river. In 1773 San Antonio de
Béxar became the capital of Spanish Texas. In 1778 the settlement had a population of 2,060, made
up of Europeans, mestizos (Hispanic/Native American), Native Americans, and a few black slaves.
The missions were all secularized by 1795, and San Antonio de Valero Mission (later, the Alamo)
became a military barracks.

During the Texas Revolution, San Antonio was the site of several battles, including the siege of
Bexar (December 1835) and the battle of the Alamo (March 6, 1836). The Republic of Texas
established Bexar County in 1836 with San Antonio as its seat. After Texas entered the Union,
growth became rapid, as the city became a service and distribution center for the western movement
of the United States. The 1860 census showed a population of 8,235, when San Antonio had
become for the time the largest town in Texas. Germans immigrants made up a large part of this
growth. The first permanent German settlement in Texas was established in nearby Austin County
in 1831. In the 1840s, conditions in Germany, combined with the availability of lands in Texas,
created an ideal climate for an influx of immigrants. German speakers outnumbered both Hispanics
and Anglos until after 1877. During the Civil War, San Antonio served as a Confederate depot,
though the city was removed from the fighting.

After the Civil War, San Antonio prospered as a cattle, distribution, mercantile, and military center
serving the border region and the Southwest. The city was the southern hub and supplier of the
cattle trail drives. With the coming of the Galveston, Harrisburg and San Antonio Railway in 1877,
San Antonio entered a new era of economic growth. Modernization was explosive in the 1880s,
comparable to growth patterns across the United States. Civic government, utilities, street paving
and maintenance, water supply, telephones, hospitals, and a power plant were all established. San
Antonio remained the largest city in Texas in 1910, with 96,614 inhabitants, and 1920, with 161,379.
After 1910, Mexican immigration greatly increased due to the Mexican Revolution. The confluence
of Hispanic, German, and Southern Anglo-American cultures in San Antonio put its stamp upon the
city, its culture, and architecture; all mingling, none quite submerging the others.

San Antonio did not expand beyond its original Spanish charter land boundaries until 1940. Like
most 20"-century American cities in the automobile age, its expansion was mainly horizontal, with



sprawling neighborhoods but little vertical building. Although the first Texas skyscraper and several
tall buildings were built in San Antonio in the early 20™ century, vertical construction did not
continue, and the city's center of population steadily moved northward. San Antonio had fallen
behind Houston and Dallas in population by 1930, and has remained the third largest city in the
state since. After a period of slow growth during the 1930s, San Antonio's population increased by
61 percent during the wartime boom of the 1940s, to reach 408,442 in 1950. In both world wars,
San Antonio was an important military center for the U.S. Army and U.S. Air Force. Fort Sam
Houston and Kelly, Randolph, Brooks, and Lackland Air Force bases were the city's leading
economic generators for many years. In the 1950s the city grew by almost 44 percent to reach
587,718 in 1960. Thereafter it continued to grow at a more sedate pace of 10 to 20 percent a decade.
In 2000 San Antonio was still the third largest city in the state and was the ninth largest city in the
country, with a population of 1,144,646; 58.7 percent were Hispanic, 32.5 percent were Anglo, 6.8
percent were African Americans, and 2 percent were "other."

Although the lack of high-paying manufacturing and finance-industry jobs has kept San Antonio in
the bottom tier of average metropolitan income, the city has developed a viable economy from its
stable military bases, educational institutions, tourism, and its medical-research complexes. Tourism
is one of the city's most important industries; San Antonio's many attractions draw tens of
thousands of visitors every year. San Antonio, with its unique architectural heritage dating from the
Spanish era, was one of the first cities apart from the Eastern seaboard to become preservation-
conscious. The San Antonio Conservation Society, founded in 1924, was instrumental in saving the
San Antonio River from being paved over for a drain. Recognizing the value and impact of the city's
cultural sites upon the economy and stability of the community, the city maintains a Historic
Preservation office and has passed a model comprehensive historic-preservation code that
encourages preservation and rehabilitation.

History of South Flores Street

The development of Flores Street began in 1732 when Captain Juan Antonio Pérez de Almazan
established the site for the San Fernando Cathedral east of the Presidio. Located on the east side of
Military Plaza, the street was called Calle de Flor, or Street of Flowers, today known as Flores Street.
Flores Street extended some 3,000 feet in both directions from the plaza. The extension of Flores
Street south from the plaza allowed access to fertile farmland, irrigated with water from San Pedro
Creek and the San Pedro Acequia, an irrigation canal. Lots platted on the 1850s map appear to be
approximately ten acres each and belonged to Canary Islanders, who acquired the land via lotteries.

Both sides of Flores Street from Delarosa to South Alamo developed quickly as a result of the
proximity to a reliable source of water. The 1873 map by Augustus Koch shows 26 buildings on the
west side of the street backing up to San Pedro Creek. The east side of Flores, which benefited
from the presence of the San Pedro Acequia, has 12 one-story buildings, and 6 two-story buildings,
and the U.S. Arsenal. Built in 1859 the U.S. Arsenal Complex had 6 main buildings of limestone, a
munitions building, officers quarters, enlisted quarters, kitchen, stables, and storage building. The
Commander House was added in 1883. After World War I, the Arsenal was expanded to the banks
of the San Antonio River. All the buildings in the complex have been restored and currently house
the headquarters of H-E-B, a regional grocery store company.

Below Arsenal Street on each side of Flores Street, orchards were planted, taking advantage of San
Pedro Creek and the San Pedro Acequia. Today a 90-foot portion of the acequia may be viewed
across from the Judson Candy Company, on the grounds of the San Antonio Housing Authority.



In the mid 1880s, railroads arrived in San Antonio and a depot was built at the corner of South
Alamo and South Flores Streets. The arrival of the railroad brought significant changes to the South
Flores Street neighborhood, particularly on the west side of South Flores between Durango
Boulevard and Camp Street. Gradually the one-story residential structures were replaced by more
substantial commercial structures of brick and stone, and two to four floors high. The railroad
promoted commercial and industrial development by allowing business owners to easily receive and
ship freight from this location. Soon South Flores Street was home to three hardware stores, three
plumbing supply stores and a number of candy manufacturing companies, one of which was the
Judson Candy Company. Of the six original candy companies, only one is still in operation on
South Flores Street: Liberto.

The railroads remained in use until the 1980s, when the tracks and depots were demolished.
Modern warehouses, a post office and hotels now occupy the old freight yard site.

History of the Judson Candy Company— Occupied

In 1899, E.J. Jenner opened the Jenner Manufacturing Company on St. Mary’s Street. The Jenner
Manufacturing Company made hard stick candies, peanut brittles, and 5-cent fudge bars. J.W.
Judson purchased part of the company in 1910 and built a factory building on family land in 1912.
This structure is at the back of the site, on the western edge. At the time, the site was home to
several small, wood frame dwellings. The Granier Building was constructed in 1886 and housed
offices.' It is two stories and sits on the south edge of the site. Another four story building was
constructed in 1924 and fronts on South Flores. "Jenner Manufacturing Company" lettering can still
be seen above the main entrance. The 1889 and 1924 buildings are connected by a bridge covered
in metal siding.

Granier Building, 1889 JW Judson 1924

In the 1930s Mr. Judson, while trying to make a more tart jellybean, invented the "sour,” one of the
company’s most popular items. In 1941, JW. Judson’s sons purchased the company from Mr.
Jenner and in 1945 changed the name to Judson Candies. Mr. Judson’s son, George Jr., invented
another popular item, the chewy praline. During the early 1950s, additions were added at the rear of
the factory and the Granier building. The Granier was used for apartments.

! The origin of the Granier name is not documented but might be related to the Granieri Family who resided at 901 S.
Flores, according to a 1924 Sanborn map.



The Pearl Brewing Company purchased Judson Candies in 1965. The large warehouse structure on
the north of the site was probably erected in the 1970s. In July 1983 the company was sold to Dr.
Basil Atkinson and renamed Judson-Atkinson Candies. The factory moved in 1999 to a new
location on San Antonio’s northeast side. Judson-Atkinson remains in business and is the city’s
oldest candy company.

The Judson Candy Company South Flores complex has been vacant since the candy company
moved in 1999. Several parties have considered the complex for redevelopment but no firm plan is
in place. The property remains on the market with a $3.3 million asking price.

Factors for Rehabilitation

1.

Neighborhoods — The Judson Complex is located within the boundaries of the King
William Neighborhood Association and within 200 feet of the Arsenal Neighborhood
Association. These organizations represent the interests of the area residents and property
owners. Close by are the H-E-B Headquarters and several government buildings. H-E-B is
a grocery store chain serving south Texas with more than 300 stores and 55,000 employees.

Demographics — The population of the City of San Antonio is approximately 1,144,646.
The average age is 31.7. The average household income is $36,214. Twenty-one percent of
the population has a college degree. Unemployment is 6.3% (January 2004).

Economic Development Incentives — The Judson is located in the Southside Enterprise
Zone. The Enterprise Zone Program offers State sales tax refunds for building materials,
machinery and equipment to selected companies for up to five years. The Incentive
Scorecard System encourages business and residential development in specific targeted
areas—including historic buildings. The Incentive Scorecard can result in streamlined
development processes, reduced application time and money, and increased customer service
and accountability. The Neighborhood Action Department of the City of San Antonio has
funds available for vacant industrial buildings in need of environmental site assessments
(Phase 1 or I1). As a local landmark, the property is eligible for the City of San Antonio
Historic Preservation Tax Incentives, which provide for a reduction in city taxes for 10
years. The property is also eligible for grants from historic preservation organizations, such
as the San Antonio Conservation Society and the Texas Historical Commission.

Designation — The property, including all structures, is locally designated as “HS” Historic
Significant. Historic Significant Landmarks are those considered to be important and their
demolition would mean a serious loss to the character of the city. The property comes
under the purview of the Historic and Design Review Commission (HDRC), which would
review any exterior modifications for appropriateness.

Zoning Development Standards — The current zoning consists of “I-1” General Industrial
and “C-3” Commercial Districts with an “HS” Historic Significant overlay. The bulk of the
property is zoned “I-1” with the exception of a 100-foot wide strip abutting South Flores
Street. While the Industrial zoning is appropriate for the building’s historic use as a factory,
the restrictions of “I-1” may complicate redevelopment plans. Application could be made
with the City to rezone the property to “D” Downtown or “IDZ” Infill Development Zone.



Either zone would provide for less regulation and more flexible development. There would
also be a benefit to having the entire parcel zoned the same zone. Parking is available on
site.

6. Proposed Development in Area — South Flores Street and the surrounding neighborhood
have seen several redevelopment projects in the past few years. The Milo Building in the
300 block of South Flores is being renovated into retail on the first floor and apartments on
the second floor. Old Fire Station Number 12 is being converted into a duplex. The Tobin
Building is being converted to condominiums. Two buildings in the 1300 block of South
Flores are proposed for condos. La Cascada, a 12-story, 46-unit development overlooking
the San Antonio River, is nearing completion. South Flores is the home to the headquarters
of the San Antonio Housing Authority and the location of the Development and Business
Services Center, a new city building that houses the Development Services Department and
the Planning Department. The H-E-B headquarters has recently expanded westward. Plans
exist to restore San Pedro Creek to a more natural state and add a pedestrian element.

7. Transportation Proximity — The location on South Flores Street has convenient access to
major highways. The property is served by the VIA Metropolitan Transit's buses and
trolleys. The property is also located within walking distance of downtown and Southtown,
an area of shops and restaurants with a focus on the arts.

Significance and Preservation of Factories

Nationally, the preservation and reuse of factory buildings is bringing vitality to neglected parts of
downtowns. Communities are recognizing the need to preserve industrial buildings as a link to the
past. When factories close or relocate to more modern facilities, the industrial spaces that are left
vacant are desirable for open plan, loft style living. There are several examples of the reuse of
former factories. In Cambridge, Massachusetts, the Squirrel Brand Company, also a former candy
factory, was converted to affordable housing. A former Nabisco box-making factory in Beacon,
New York, is now home to the Dia: Beacon modern art museum.

San Antonio has seen several industrial buildings recycled into new uses. A former Cadillac
dealership located north of downtown has been renovated as loft apartments. The same developer
converted the San Antonio Drug Company, located along the San Antonio River, into a hotel. The
G.1. Forum is currently renovating the former Nationwide Paper Co. building to serve as their
headquarters.

Conclusion

The Judson Candy Company complex is in a prominent location. It is located directly between
downtown and Southtown. Southtown is an area of shops and restaurants that focuses on the arts.
South Flores Street is currently experiencing a revival, with several new commercial and residential
projects either under way or in the planning stages. The Judson Candy Company complex is
perfectly suited to become a beacon for South Flores Street redevelopment.



TEAM PROJECT

Using the information provided and gained from interviews with community representatives, each
Preservation Leadership Training team will develop a proposal that outlines an economically viable
use for the Judson Candy Company complex. The proposed new use will also allow the buildings to
serve as catalysts for the revitalization of the South Flores Street area and contribute to the
economic vitality of San Antonio.

The resulting recommendations and proposal should include the following components:

1. Description of the proposed use.

2. Obijectives of proposal, detailing what you want to do and how your plan will accomplish it.
What are the key elements of your reuse plan?

Situation Analysis, including:

1. Based on the information provided, identify the private, nonprofit and public organizations and
agencies that have a stake in this project and define their roles. What community support for or
opposition to this plan do you expect to encounter? What can be done to build community
support?

2. Tangible needs and concerns of the community and neighborhood: What role will the Judson
Candy Company complex play on South Flores Street and in the surrounding neighborhoods?

3. Identify and demonstrate a market for the use: Who will use the building? How will they use it?
How much competition will there be from similar, existing businesses and uses?

4. What external factors may present obstacles or advantages for the selected reuse of the Judson
Candy Company complex?

Condition of the buildings and recommendations:

1. What can physically be accommodated on the site and what physical changes will need to be
made? Define both minimum and maximum changes to the site. How will these affect the
integrity of the structure?

2. ldentify ADA, environmental and other regulatory compliance issues.

3. How will your plan accommodate vehicular access and parking? How will your plan manage any
increase in traffic that may result within the surrounding residential and commercial
neighborhoods?

Financing:

1. What are the potential sources of financing for this project?

2. Financing strategies, such as tax credits, incentives, special funding opportunities.
3. How will the identified funding and incentives relate to your recommended use?
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Renovation Proposal for the Judson Candy Company Complex

Prepared by the Silver Team:

Roger Alsbaugh, Town of Enfield, Enfield, Connecticut

Eryn Calabro, Thomasville Landmarks, Inc., Thomasville, Georgia
Brian Davis, Galveston Historical Foundation, Galveston, Texas
Noelle Lord, Portland Landmarks, Portland, Maine

Lisa Lowry, Historic Fort Worth, Fort Worth, Texas

Rebecca Miller, D.C. Preservation League, Washington, D.C.
Stephanie Montero, Historic Fort Worth, Fort Worth, Texas

l. Description of Proposed Use

The Granier Building will house a creative food service business which might include
restaurant, catering, bakery, and commercial/office space above.

The Judson Building will have retail spaces and a lobby on the street level, with accessible
condos to the west. On the upper levels, market rate condo units will be offered in 1, 2, and
3 bedroom units. The basement will house storage units and a fitness center for the condos.

Since we feel that the 1970s metal warehouse at the north portion of the site does not lend
to the historic character of the complex, we recommend that this structure be removed.
This will allow greater potential for meaningful development, access to all portions of the
site, and increased parking and landscaping.

With this additional space available, we recommend construction of versatile residential units
that will respect the appropriate mass, scale, and materials of similar buildings in the
neighborhood. The unit along the north border of the site would be a maximum of two
stories in height, to hold the views of the San Antonio skyline for the 3™ and 4" floors of the
Judson Building. The residential rental units along the west border of the site would be
three stories in height. Parking, landscaping, and pool facilities would complete the
development behind the existing buildings.

. Objectives of Proposal

Preserve two historic buildings with cultural ties to the city

Revitalize the South Flores corridor and the surrounding neighborhood
Provide increased retail, commercial, and food service possibilities for the area
Provide a necessary mix of housing in owner occupied and rental units
Support the City of San Antonio’s Master Plan and Community Revitalization
Action Group Report

F. Provide a return on developer investments

moow

I11.  Situation Analysis
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A. Stakeholders

1.

City of San Antonio
 catalyst for new development
* increased tax roll
» example of “good politics”

» code enforcement
Alamo Community College

* Possible student housing
San Antonio Conservation Society

» Being involved and promoting preservation
Local Merchant Association

» Strengthening business and community
Local community/neighborhood

» Sentimental attachment (collective memories)
» Access to amenities

» Ease of traffic congestion
Dean Steel

» Impact on business and access to their site
San Antonio Chamber of Commerce

» Cornerstone in revitalizing the “South Flores Corridor”
University of Texas — San Antonio

» Student housing and amenities
Developers

»  Competition for development right
e Strong return on their investment
* Increased visibility and reputation

* Increase in surrounding property values and development
potential

B. Public opposition expected:
We expect that there will be some opposition to this project, as is expected with
most preservation projects. This may include increased traffic on South Flores
Street and differences in the proposed use and design solutions.

C. Public support expected:

1.

Ok w

Redevelopment and use of a derelict and vacant building and lot
Decreased homeless and gang activity

Additional needed residential units

Green space in an industrial setting

Increased retail and residential options for neighbors

D. Strengthening Community Support:



This redevelopment can be used as a cornerstone in forming a Neighborhood
Revitalization Corridor

E. Community’s Tangible Needs and Concerns
What role will the Judson Candy Company complex play on South Flores Street
and in the surrounding neighborhoods?
1. This will create a sense of neighborhood and community
2. This development supports the City of San Antonio’s Community
Revitalization Action Group Report and Master Plan.
3. According to the 2002 San Antonio Downtown Housing Market and
Demand Analysis, there is a clear need for housing in this area.
4. Provides a broad range of residential and rental needs for professionals,
families, and students.

F. Market for the building
1. Who will use the building?
» Local residents, businesses, and students
2. How much competition will there be in the neighborhood from similar
existing buildings and uses?
» There is not a saturation of residential spaces, or the
likelihood of this developing in the immediate future.
* There are no local eateries and few smaller retail spaces in the
neighborhood.

IV.  Condition of the Building and Recommendations

A. What can be accommodated on the site? What physical changes will be
required?

1. The Granier Building will house a food service business which might
include restaurant, catering, bakery, and rental and/or office space above.

Renovation costs will be figured at “Build to Suit” rates:

Total sq. ft. is 9,400 sq. ft. x $75 sq/ft = $705,000

There is a 4,000 sqg. ft. unfinished basement in the Granier Building
which may be finished out by the tenant at his own cost.

Approx. 4,700 sq. ft. for a food service business for seating, preparation
kitchen, storage, etc. leased at $12.00 sq. ft. x 4,700 sq. ft = $56,400 per
year

Approx. 3,290 sq. ft. on the upper floor for rental/office.

$12.00 sq. ft x 3,290 sq. ft. = $39,480 per year.

Total yearly return can be as high as $95,880 at full rental.

15
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2. The Judson Building will have two (2,000 sg. ft.) retail space and a lobby

on the street level. Accessible residential condos will be located to the
west.

Renovation costs for the condos = 75,000 sq. ft (total) x $60 sq/ft = $4.5
million

Sales prices for the condos were figured at finished condition.

On the upper levels, assuming a 30% loss for public spaces, mechanical
rooms, etc., at full occupancy, the developer can expect an estimated
sales price of :

$185 x 10,500 sq. ft. per upper floor = $1.94 million x 3 = $5.82 million
$185 x 5,000 sq. ft. for the first floor = $925,000
Total sales for Judson Building = $6.75 million

Rental income from the two commercial spaces will produce:
4,000 sq. ft. x $12.00 sq/ft = $48,000 per year

New residential units: Construction rates provided by Patrick Shearer
North Building — two stories in height — 10,400 sqg. ft. per floor

Total: 20,800 sg. ft. x $55.00/sq. ft = $1.14 million for construction cost
Monthly income expected from rentals (at full occupancy):

14,560 sq. ft (70% of total sq. ft) x $1.10 sq/ft = $16,016

West Building — three stories in height — 10,000 sg. ft. per floor
Total: 30,000 sg. ft x $55.00/sq. ft = $1.65 million

Monthly income expected from rentals (at full occupancy):
21,000 sq. ft. (70% of total sq. ft.) x $1.10 sq/ft= $23,100

Total monthly income from rental (at full occupancy)
$16,016 + $23,100 = $39,116 per month.
Total yearly income from rental can be as high as $469,392

Subtotal for building renovations will be $8.0 million.
Site amenities, landscaping, etc. (figured at 20% of total) = $1.5 million

Total renovation costs for the site are estimated at $9.5 million, before
any tax incentives. Considering the purchase price ($2.9 million), the total
investment cost for this project will be $12.4 million. We estimate the
potential (with full occupancy and sales), that the positive return on the
project will occur within five to six years of completion.

With this additional space available, we recommend construction of
versatile residential units that will respect the appropriate mass, scale, and
materials of similar buildings in the neighborhood. The unit along the
north border of the site would be a maximum of two stories in height, to



hold the views of the San Antonio skyline for the 3" and 4" floors of the
Judson Building. The residential rental units along the west border of the
site would be three stories in height. Parking, landscaping, and pool
facilities would complete the development behind the existing buildings.

B. Define Changes to the Site
The first move would be to apply for the site to be rezoned to an Infill
Development Zone (IDZ). The historic facades would be recreated and
restored. Additional windows will be required for residential use and egress, but
will be sympathetic to the original character of the building.

C. Regulatory Compliances
1. ADA/TAS
2. EPA —asbestos, lead based paint, mold testing and analysis
Formulate an abatement plan accordingly.
3. City of San Antonio — building officials, fire marshal, code enforcement

D. How will the plan accommaodate vehicular traffic and parking?
This development will provide ample on-site parking with integrated landscaping.
One of the reasons for removal of the warehouse structure is to accommodate
vehicular access and parking, by creating a multiple-lane corridor for the entire
site. The majority of parking on the site will be located to the west of the
existing buildings.

E. How will the plan manage increased traffic in surrounding residential and
commercial neighborhoods?
Based on the current desolation of the area, we don’t expect there to be an
immediate negative impact to the existing traffic pattern. The site is situated next
to a trolley stop. Current traffic controls seem more than adequate for any added
vehicular traffic flow.

Financing

A. Potential Financial Partners:

City of San Antonio — Historic Preservation Tax Incentives
National Park Service

State Historic Preservation Officer (SHPO)

Internal Revenue Service

Private Developers

arowdE

B. Financing Strategies (and how they relate to our project)
We recommend pursuing all opportunities for funding beyond developer
investment, providing the procurement of these funds does not significantly
restrict design objectives. In addition to the funding outlined below, this
assistance might include from the City of San Antonio: Empowerment Zone
(EZ) Incentive Programs, Tax Abatement Incentive Programs, grant subsidies,
and assistance in developing lender relationships.

17



VI.
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1. Tax Credits:

» City of San Antonio — Historic Preservation Tax Incentives —
If an amount is invested in the project that is equal to at least
50% of the pre-improvement value of the property, it can be
eligible for a tax relief. For the first five years, there will be
no city taxes. For the second five years, taxes will be assessed
at 50% of the assessed value, based on an appraisal after
development is complete.

» Federal — Federal Tax Credits for Historic Properties — These
buildings are located within a historic overlay district. We
feel that they would be eligible for a 20% tax credit which
would be equal to 20% of the project costs.

2. Incentives —
» City of San Antonio
* Rebate or Waiver of Water and Sewer and Impact Fees
e Tax Increment Financing (TIF)
» Tax Increment Reinvestment Zone (TIRZ)
* Neighborhood Commercial Revitalization (NCR) Program
* Downtown Housing Development Loan Program
» Historic Facade Loan Program
e Transit-Oriented Development
» Tax Relief for Historic Structures
* Economic Development Briefing Team
» Historically Underutilized Business Zone (HUBZone)

3. Special Funding Opportunities
A possible funding opportunity for the retail and restaurant/catering
ventures would be a Certified Development Company Guaranteed Loan
Program — Section 504 Loan. These are for small businesses and can be
used for modernization, renovating, or converting existing small business
facilities. These are administered by the Small Business Administration.

Conclusion

The project team feels that this is an exciting and dynamic property which could be a
catalyst inspiring the redevelopment of the South Flores Corridor. The Judson
Candy Company holds a special place in the collective histories of thousands of San
Antonio natives, and rehabilitation of these buildings will gather major support from
the community. In addition, this development will provide a vital connection
between the downtown, King William, and South Town neighborhoods, and many
future development opportunities.
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Allison Zuchman, Greater Portland Landmarks, Portland, Maine

For nearly a century, the smell of sweet confections from the Judson Candy Factory filled the air on
South Flores Street. Chocolates, jelly beans, and pralines were crafted from family recipes and
shipped around the world.

East Fagade — Grainer Building

Manufacturing at the Judson Candy Factory ceased in 1999, and the 2.6 acre property is currently
unoccupied and for sale. Our project, which is called La Dulce Vida (the Sweet Life) will adaptively
reuse three historically significant structures to create a mixed use development of retail, service,
live/workspace and mixed income residential, each of which will operate as a cooperative.

Our task is to create a proposal that is both an economically and physically viable solution for the
use of this property. We started with the following Principles:
»  Follow Historic Preservation standards for rehabilitation,
= New construction must be compatible in character and scale to existing historic buildings
and the rest of block,
= Incorporate sustainable design principles throughout the scope of the project,
= Foster community support and utilize partnerships for maximum benefit,
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=  Provide amenities currently not available in the immediate area,
= Carefully consider the projects’ relationship to walking paths, waterways, transportation,
parking, and other city infrastructure, and ensure a unique sense of place that is inviting to
visitors and comfortable for tenants.
Along with this, we have a vision which we think makes this project very exciting for the city of San
Antonio. This vision incorporates two progressive ideas.

First, we propose that the entire project be developed following Green Design Principles from
start to finish. Green design encourages an environmentally friendly approach to the site and the
buildings. Important aspects the project team will be asked to consider are: energy efficiency; use of
recycled building materials; use of
local materials; minimizing
construction waste; and creating
innovative landscape solutions.

Second, we propose that the
developer recruit commercial tenants
who see as part of their mission a
responsibility to  make their
community a better place for
everyone. Local or national
businesses we think could fit this
model are; UPS (a company [ -

committed to recycling); Wheatsville Lo, e

Co-op (a community food co- _ -

operative), a café or sandwich shop . e aﬁ—_g-'-"-j‘ _ i
(used as a training tool for culinary North fagade — Judson Building

students); the William Judson Center

for the Blind (a local and historically pertinent non-profit) and Ben and Jerry’s Ice Cream (which has
a workplace training program). These are just a few examples.

We envision these types of tenants on the first floor of both the Granier and Judson buildings and
on the first floor of a two story building, to be located on the northeast corner of the site. This new
building will be sympathetic to the architectural character of the historic buildings and will face
South Flores Street, dramatically extending the streetscape.

The second floors of all three of these buildings will serve as a combination of live/work/education
space. A handicapped accessible bridge will connect the Granier and Judson buildings at this level.
The top two floors of the Judson building, with views to downtown San Antonio, will be higher
income residential.

We also propose four new 3-story mixed income residential buildings on the southern and western
portions of the site; creating a village like atmosphere.

Utilizing existing masonry gate posts, vehicles will enter the site from South Flores along the north
side of the Judson building with parking for tenants immediately to the rear of the buildings.
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We recommend that the developer of La Dulce Vida partner
with the City of San Antonio to incorporate a number of
roadway initiatives along S. Flores. A pedestrian friendly
atmosphere will be created by burying power lines,
incorporating street-side parallel parking; traffic calming
measures; landscaping along the street, and incorporating
sidewalks with shade trees and benches every quarter mile,
starting at the intersection of Alamo and South Flores,
terminating at City Hall.

Bordering the west end of the Judson site is the San Pedro
Creek. Once restored, the San Pedro Creek could serve as a
gateway for the west side of the city to utilize the Creek and
future bike trails. We believe the San Pedro Creek, once
developed, will be received as a positive addition to the overall
livability of the South Flores corridor.

The total project cost for La Dulce Vida is 23.4 million
dollars. This cost reflects the purchase price of 2.9 million
dollars, a 6.5 million dollar rehabilitation of existing buildings,
and 14 million dollars in new construction and site
improvements.

Food cooperatives or pre-
order buying clubs appeal
to a wide range of
consumers, both vegetarians
and non-vegetarians, who
buy foods with organically
grown ingredients,
organically grown produce,
and cruelty-free and
environmentally friendly
household and personal care

products.
--Barbara Kajos R.D.
Food Cooperatives: Save
Mongy and the Earth
Vegetarian Journal
Sept./Oct. 1996

A single entity would develop the site, utilizing federal, state, and city incentives totaling 6 million
dollars, some of which I will explain in a moment. Income will outpace expenses by 400,000 dollars
per year over the life of the loan. Yearly expenses would include an annual mortgage principle

payment of 580,000 dollars and
interest averaging 230,000 dollars
over thirty years. Maintenance,
management, and tax costs should
total  approximately 690,000
dollars per year. The 1.5 million
dollars in average yearly expenses
would be offset by 1.9 million
dollars in rental income. Forty-
eight thousand square feet of
commercial space averaging $1
and 50¢ per square foot would
yield 864,000 thousand dollars
annually, while 73,000 square feet
of residential space averaging
$1.20 per square foot would
contribute over one million dollars
per year.

Oaklined alley to King William neighborhood and Riverwalk

Because we recommend the preservation of existing historic structures and compatible infill, our
proposal may qualify for a federal Rehabilitation Investment Tax Credit for the Granier and Judson

buildings equal to 1.2 million dollars.

The City of San Antonio provides tax relief for historic
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structures, including a property tax freeze for five years, with an opportunity to extend the tax relief
at a lower percentage for an additional five years. The property also lies within the State Enterprise
Zone, allowing a sales and use tax refund if hiring requirements are met.

We would also encourage that the developer partner with the city to incorporate infrastructure and
beautification programs such as the San Antonio Public Service Conversion Fund to bury existing
power lines.

We recommend pursuing further financial resources that support green building practices. Financial
incentives relating to sustainable development such as the Go Texan! Program and Toyota’s
Environmental Activities Grants are also available. This list represents a small sample of the many
incentive programs that are compatible with our composed use.

In conclusion, we believe that there is an untapped market in San Antonio for sustainable business
and residential options. Strong educational institutions, a city wide commitment to art and culture,
and a diverse and youthful demographic profile all suggest a potentially creative, progressive, and
affordable solution for this challenging site. The Judson Candy Factory is uniquely suited to our
proposed use, and should be an early contributor to the revitalization of South Flores Street.
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Johns Hopkins, Baltimore Heritage, Baltimore, Maryland

Stefanie Joyner, Cherokee County Historical Society, Canton, Georgia
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Adela Ortega, City of Mission, Mission, Texas

Jill Robinson, Texas Main Street Program, Austin, Texas

Consistent with the historic preservation ethic and pride of downtown San Antonio, we would like
to propose preservation of the Granier and Judson buildings and more expansive use of the site to
serve as a catalyst for growth.

Proposed Uses

A mixed-use approach of residential and retail will enhance the standards of living and quality of life
for the South Flores Street corridor and growth goals cited in the San Antonio Master Plan. A
mixed-use scenario with apartments, small-scale restaurants and a fitness center will provide the
surrounding area with the amenities needed to have a vibrant, living neighborhood. During
interviews to gather information about this project, it was mentioned repeatedly that housing was
integral to the successful revitalization of this area. With approximately 1,000 employees working
within a 6 block radius, a restaurant is also desperately needed in the neighborhood. We would
suggest the inclusion of a fitness center as a way to provide income to the owners and supply a
visible, high traffic amenity to unite the neighborhood.

More specifically, we propose for the Granier Building a specialty market deli and/or grocery for
the first floor, with apartments on the second floor, and storage for building occupants in the
basement. As cited by SAHA representatives, at least 1,000 employees of various companies leave
the immediate area each day for lunch. This market/deli could provide much-needed additional
specialty breakfast/lunch options. This market would also offer specialty home-made prepared
foods for the fast-paced professional to pick up in the evenings on their way home.

We advise for the Judson Building, market-rate loft apartments for the top three floors. With the
median age of 32 in the San Antonio area, loft-style apartments should be catered to the young
professionals working in the downtown area. The ground floor would be comprised of a health
fitness center, with a juice bar included near the front with additional seating on the existing loading
dock. A reciprocal or reduced membership for the fitness center should be explored with the city
and county, the San Antonio Housing Authority employees working across the street, as well as the
apartment residents. In fact, the city has a wellness program, called Mission Fit San Antonio, wich
promotes the recommendation for reduced gym membership. This would be a way for the fitness
center to have a healthy membership base, and increase the overall traffic to the area.

Rehabilitation of the Granier & Judson buildings should be based upon the Secretary of the Interior
Standards. The preservation of existing exterior elements, including any decorative masonry details,

27



original doors, as well as the balcony on the Granier building is highly desirable. Existing windows
should be retained wherever possible. Any new windows allowed in existing structures should be
proportionately correct with 1/1 configurations to distinguish them from extant windows. Special
consideration should be given to reopening the front windows in the Judson building to allow
natural light and unite the site and streetscape.

New construction should be an interpretation of the industrial nature of the buildings in the area as
well as on the site. The simple, efficient form of the Judson building should be mirrored in any new
construction added to the site. Massing, volume, and rhythm of openings in any new buildings also
should be complementary to the existing structures. Brick is the natural choice for new materials as
it is a common building material in the area; generally, the use of harmonizing colors and materials is
desired, as well as the inclusion of similar, yet distinct architectural styles. Roof forms should be
compatible to those used historically. Setbacks should mirror those in the district.

Ideally, parking should not be seen from the street, but should be shielded from the street by
landscaping or low walls. It is recommended that the owners consider the feasibility of using the
existing warehouse for covered parking. With the sides of the building removed, and an appropriate
entrance created, this may be a cost-effective way to provide a highly desirable amenity for the
market-rate loft apartments.

Overall the site plan should provide for long-range planning, including the possibility of new
rental/retail units, and creation of a greenbelt on the existing 80’ strip of land adjacent to the river.
Other additions to the site include a possible swimming pool and/or tennis court adjoining the back
of the fitness center (between the Granier & Judson buildings). As with all rehabilitation plans,
compliance with environmental controls, state and local guidelines and ADA regulations is advised.
The plan would include landscaping along South Flores Street as wanted by the Downtown
Advisory Board, to improve the appearance of the street.

The rehabilitation of the Judson and Granier buildings into mixed use residential/commercial space
is economically feasible, but contingent upon the use of federal and local historic rehabilitation tax
credit programs and other local economic incentives, such as TIFs and Empowerment Zone
benefits. Here are the basic calculations, which would need to be refined as the scope and design of
the project solidified.

Costs and Financing

The Judson building has 75,000 square feet of space with 15,000 of this in the basement. The
Granier building has 14,000 square feet of space, with 4,000 in the basement. The basement space
of each building is not conducive to commercial or residential use, except for storage. The realistic
usable space, therefore, is 60,000 square feet in the Judson building and 10,000 square feet in the
Granier, or 70,000 square feet total.

The PFK consulting firm has recently estimated rehab costs at approximately $100/square foot, in a
2002 study conducted for the City of San Antonio. The approximate overall rehabilitation cost
would be 70,000/sq. ft x $100/sq. ft., or $7 million. An additional $1 million would likely be needed
for site work, basement preparation, and for environmental and remedial overall site work.
Additionally, the purchase price of the property must be included in the overall financial estimate.
The asking price of $3.3 million appears high, given the relatively remote location from downtown
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or existing neighborhoods and the usable square footage of the buildings. A more reasonable price
might be suggested at $2 million, which would bring the overall estimated project cost at $10
million.

PFK, Inc. also estimates a rental return of up to $1.10 per sq. ft. Since the site cannot be considered
prime space for either housing or commercial, a more conservative estimate would be $1.05 per sqg.
ft. PFK also estimates the cost feasible rent is $1.32 for a mid-level development, for a gap of $0.27
per sq. ft. with 70,000 sq. ft. of usable space, this gap is $18,900 per month, $226,800 per year, or
$2.2 million in up front costs given a 10% overall capitalization rate.

The project will need approximately $2.2 million in assistance. This can be found using the
following:

Federal Historic Rehabilitation Tax Credits — At 20%, the tax credits would produce $2.3 million in
credits, syndicated at 80%, for $1.5 million in up front gap financing.

New Market Tax Credits — The Federal New Market Tax Credit Program can be combined with the
historic tax credits. This program provides approximately 30% tax credit over seven years of the
project.

Local Tax Credits — Local tax credits reduce the property tax burden over 10 years. Although this
would not provide up front funds, it would reduce costs beginning in year two and early in the
project.

TIF Financing — TIF Financing could be used for site work and improvements along Flores Street,
such as relocating the large utility pole in front of the Judson Building, landscaping along Flores, and
site improvements.

The project could be eligible for other economic incentives, and grants and benefits from the
following sources should be considered:

Southside Enterprise Zone, Neighborhood Action Department, San Antonio Conservation Society,
Texas Historical Commission, H.E.B. Foundation, State Franchise Tax Credits, Sales and Use Tax
Refunds, Economic Development Initiative EDI Grants, Community Development Block Grants,
and Transportation Enhancement Funding.

Partnerships

As mentioned earlier, partnerships with the city, county, and SAHA should be considered for the
fitness center. Since partnerships are a way of life in San Antonio, the rehabilitation and reuse of the
Judson Candy Company can combine private for profit interests with private not-for-profit interests
and government entities to address the need for more exercise facilities in the city. Financially, the
city through CDBG and other programs and the National Trust for Historic Preservation may
provide financial assistance. Partnerships with the San Antonio Conservation Society should also be
explored to highlight and promote the historic features of the property. Partnerships with the
surrounding neighborhood groups are advised to unite the new Judson Candy complex with area
residents, and create the support necessary for a healthy, vibrant new community.
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Emily Paulus, D.C. Historic Preservation Office, Washington, D.C.

Mission/Vision Statement

When we first walked through the Granier and Judson buildings, we were struck by the prolific and
creative graffiti that covered the interior walls. We thought about the young people who had left
their marks and the need to channel their creativity towards a marketable end.

Our mission and vision is to provide creative community development solutions integrating historic
preservation, human development potential, green building technologies, and creative economic
partnerships.

We envision a thriving urban hamlet that embraces the links between the past and the present and
nurtures personal potential towards the future.

Description of the Proposed Use

The Granier Building — Mixed Use
* Basement: Storage

» First floor: “Green Grocer” Deli — target market is the over 1,000 employees in the greater
SoFlo daytime community, catering to business breakfasts/lunches;

» Second floor: Leased office space (fiber optic capability);

The Judson Building — Mixed Use
» Basement level: Fitness center, laundry, common area;

» Level one and two: “the linkubator” center, technical center for training to attract San
Antonio’s work force of today and tomorrow;

» Level three and four: residential units, between 16 and 20 (800 to 1,500 square feet).

The Warehouse:
* To be demolished and materials recycled; then subdivide the property.

Obijective

Redevelop the Judson complex by stabilizing the Granier Building and proceeding with adaptive
reuse of both buildings. Applications will be made with the Texas Historical Association review
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team for preliminary determination of National Register of Historic Places and would be made with
the City to re-zone the property to “IDZ,” an infill development zone. As per our mission, we
would make the Judson SoFlo Complex the “link” between the downtown area, King William and
Lone Star neighborhoods and institutional offices, which include the San Antonio Housing
Authority, One Stop, the adjacent metal fabrication plant, and the community college administrative
building. We would rehab the buildings as a catalyst for economic development and revitalization of
the South Flores street corridor. Our plan would accomplish this mission by creating a synergy of
uses which would:
a. maximize the reuse of existing structures through planning, design and implementation of
innovative and creative community linkages;
b. utilize the environmentally friendly concepts of green conservation practices;
c. contribute to the economic vitality of San Antonio through the linking of global
communications technology with training opportunities.

Situation Analysis

Stakeholders include:
» Private — nationally-known technology firms and training institutions, developers, and small
business owners;
* Nonprofit — SAHA, Alamo Community College District, UTSA, other educational
institutions;
* Public - City of San Antonio, transportation systems, daytime workers in area.

Because of our research and planning, we anticipate community support to transform an abandoned,
declining property into an anchor, which would segway this section of the city into an urban village
of the future.

We would seek political support from Councilman Roger Flores for the project and would gather
stakeholders, members of the affected community organizations, and the neighbors from the
surrounding areas to public meetings to explain the planned development and what it can mean to
the economic vibrancy of San Antonio and its workforce.

The Judson Candy Company complex would play a vital role of creating a critical mass of
residences, small businesses and institutions, which would allow it to become a viable and
recognized corridor. As such, it would serve as a beacon to encourage revitalization to surrounding
areas. Evidence of extensive graffiti in the building exhibits un-channeled creativity. Our model
would offer these graffiti artists the opportunity to join the fields such as web design, graphic arts,
and other digital production.

When the Granier deli opens, the small businesses and institutions in the area would utilize the
facilities for an alternative selection of meals. The Judson building would supply the in-town
apartment living as well as training facilities to reach the emerging market of future technological
workers. Although there is residential space in the area, it tends to be higher end and for purchase
instead of rental. We are unaware of a similar business/residential mix application in the area.
Therefore, we do not perceive competition to be problematic.

34



The external factors, which may present obstacles or advantages, include the collective perception of
the area as being an industrial and commercial corridor and therefore undesirable for residential use;
however, market studies show that there is need for housing in this area of the city because of its
proximity to downtown and southtown. Current zoning should be realigned to suit the project.
There is easy access to the complex by public transportation and automobile. Parking is available on
site.

Condition of the Buildings and Recommendations

Granier Building. The Granier building retains a high degree of architectural integrity and
continues to contribute to the South Flores streetscape. Proposed exterior modifications would
include restoration of the storefronts and entry doors to meet the Historic & Design Review
Commission (HDRC) standards. Additional research is recommended to determine whether the
ghosting between the first and second floors was an original balcony (as suggested by the second
floor door). If so, it should be reconstructed to match its original appearance, which would also be
important in qualifying for the federal rehabilitation tax credits. The extant balcony on the south
elevation should be restored.

All windows should be replaced in-kind with double-insulated glass wood windows. The exterior
brick should be cleaned and re-pointed, as necessary. On the rear, minimal alterations would be
required, although accommodation would be needed for food service-related mechanical equipment,
such as ductwork and dumpsters. Alterations on the interior would retain the extant character-
defining features, such as the exposed steel posts and major structural components. The extant
ancillary metal structures behind the building should be demolished.

Judson Building. The Judson Building also retains a high degree of architectural integrity,
contributes to the South Flores streetscape, and would be a significant resource within the future
South Flores Street historic district (as envisioned by the city’s planning office). In terms of exterior
modifications, the exterior front facade windows should be considered one of the building’s
character-defining features. As such, their existing condition should be analyzed to determine
whether repair or replacement is appropriate. If the original steel sash windows are in reparable
condition, they should be repaired rather than replaced. The double-leaf front entry door should be
repaired or replaced in-kind. Windows on secondary elevations could be replaced in-kind with
double-insulated glass wood windows. Maximum alterations to the exterior of the Judson Building
would include elongation of the shorter north elevation windows by simply dropping the sills to
maintain their original width and the overall window to wall ratio. The side-loading docks should be
retained, as they are important and visible features related to the building’s original function. The
extant ghost signs on the north and south elevations should be retained, as should the projecting
“Judson’s” sign above the front entry. These modifications are consistent with the Secretary of the
Interior Standards for Rehabilitation.

The rear brick addition should be considered a non-contributing addition, but should be retained
due to its solid and sturdy construction and integrity. It does not appear to detract from the site and
is not prominently visible from a public street. More modern windows could be inserted — perhaps
fixed modern steel or aluminum clad corner windows — and would be consistent with both the
Secretary’s Standards and the HRDC standards.
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The most invasive interior alterations would be an interior elevator, HVAC system, and new
mechanical and electrical systems. The renovation would also include ADA and fire code
compliance.! Environmental remediation, as recommended in the Phase | study conducted for
SAHA, would include lead based paint abatement; asbestos appears to be limited to pipes.

A green roof would be incorporated to increase energy efficiency by reducing the amount of
insulation used and to accommodate cooling and water treatment functions. Pergolas planted with
ornamental and edible vines would provide shade and patio spaces for residents of the building.
The roof space would afford unobstructed views of the city skyline.

Warehouse. Visual inspection clearly indicates the warehouse was constructed in the 1970s, and
outside the period of significance for the site (ca. 1886-1924). Although it is part of the story of
Judson manufacturing, it does not make a significant historical or architectural contribution to our
understanding of the historic resource. Thus, it should be determined as a non-contributing
structure for the purposes of federal rehab tax credits and consistent with the city’s preservation
ordinances. Too, removing the warehouse would reveal the concealed portion of the north
elevation, allowing it to be viewed in-the-round and ostensibly expose additional window openings.

Site. The 24,000-square foot warehouse would be demolished and subsequent subdivision would
occur on the portion of the site north of the Judson building. A 100’ x 366’ lot would be created. A
24-foot wide driveway along the north property line of the newly created Judson complex site would
accommodate two-way access to a 30 space parking lot along the west property line with special
attention given to permeability and runoff into the San Pedro Creek. Trees would be planted
throughout the parking lot and site to provide shade for the complex. Traffic anticipated from the
uses would be minimized due to the location of the transit stop and complimentary day/night-time
users.

Extensive xeriscaping, a landscape practice that utilizes native material plantings in order to
maximize water conservation and is low maintenance, would cover the remaining grounds, save for
the organic garden plot at the rear of the Granier building. A 10-foot wide pedestrian easement
running along the entire south side of the lot would be triggered upon improvements to the San
Pedro River, envisioned to be part of the “Emerald Necklace” of Trails and Waterway
improvements circling the City. Recognition of the historic orchards lining Flores Street would
include planting of street trees in front of the site to provide shade and historic recognition. The
utilities in the front of the site would be re-located underground. Proposed site changes would not
compromise the structures, but would enhance the attractiveness of the site.

Financing

The acquisition of the Judson and Grainer buildings would be purchased by the University of Texas
San Antonio and Alamo Community College in a limited partnership. The expected negotiated price
for the parcel is $2.9 million.

The rehabilitation of the building would be financed in part by the subdivision of the property. The
sale of the subdivided land, approximately 36,000 sq. ft. with a selling price point of $20.00 per sq.
ft. would yield the project around $720,000. This seed money would be used to leverage grants

! The at-grade front entry appears to meet ADA standards.
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requiring matching funds, in addition, the money jump starts the project, making it attractive to
potential grantees and foundation support. In conversation with realtors, a 1.5 acre corner high
visibility site would dramatically increase the asking price of the newly subdivided lot.

Encouraging the use of city and federal incentive programs to reduce rehabilitation costs allows for
maximum funds available to create quality construction and production of quality finished product.
The federal historic rehabilitation tax credits do represent a crucial element in our finance plan. The
20% tax credit is a vital element to attracting private capital.”

Based on the City of San Antonio Project Development Scorecard, with a score over 100, this
project would qualify for 11 or more incentives providing a reduction or waiver of fees, specifically
the Commercial 5 zero/5 fifty city tax abatement, Historic

Facade Loan program, and the Southside Enterprise Zone. Due to the nature of the proposed
project, county and state incentives would be also considered.

Using national data for rehabilitation costs at a variable at $80.00 per square foot, the Judson
complex redevelopment, including demolition of the warehouse would total approximately 6.8
million dollars. Potential grants are available for the installation of a green roof.

Revenue

Establishing a clear competitive role in market identity, the Judson complex will generate a
significant amount of income based on proposed tenants, office, retail and apartment rental. The
revenue generating capacity of this rehabilitation will include the following:

The Granier Building
« 1*floor rental space, providing the opportunity for Local Small Disadvantaged Businesses
(LSDB), we could offer the space at a reduced rate. We would target a LSDB “Green
Grocer” to occupy the space. The City of San Antonio offers a plethora of program
targeted at LSDB's.

« 2" floor office rental at $12 to $15 per square foot would bring in approximately $56,000 to
$70,000 per year.

The Judson Building

* The basement would provide a common area, laundry facilities, and a fitness facility.

« 1%and 2™ floors would be used as an educational training facility and has the prospect for
diverse grants to assist in administering the programs. This component of the plan would
allow for a greater opportunity to approach foundations and corporations for philanthropic
support.

« 3"and 4" floors would be market rate apartment rental. We are proposing between 16-20
apartments ranging from 800 to 1,500 square feet each. The range of rents will be between
$600 and $1,500 per month. According to the Downtown Alliance, there are 954 market

2 Rypkema, Donovan D. The Economics of Rehabilitation
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rate rental units in the downtown area. This is a much needed addition to the housing
market and would help to create a 24 hour community in San Antonio.?

Conclusion

In conclusion, the purpose of our project was to provide creative community development solutions
integrating historic preservation, human development potential, and creative economic partnerships.
The redevelopment of the Judson Candy Factory would help reconnect the SoFlo area to the city. It
would help put a focus on the area as an emerging mixed use community generating opportunity for
retail, restaurants and residential. By incorporating a variety of uses we hope the rehabilitation of
the building would aid in humanizing the corridor and enhance the visual quality of the SoFlo
neighborhood. The renovation of the Judson Complex at SoFlo would give back to the community
with training programs and livable space. The rehabilitation of this local landmark, which still elicits
memories from the community at-large, would be a contributing asset for San Antonioans for years
to come.

3 Downtown Alliance
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Red Star Redevelopment Project for the Judson Candy Factory

Prepared by the Red Team:

Kristen Harbeson, Preservation Maryland, Baltimore, Maryland

Mary Jo Filip, Seguin Main Street, Seguin, Texas

Boyd Maher, Arkansas Historic Preservation Program, Little Rock, Arkansas
Lori Martin, Preservation Texas, Inc., Austin, Texas

Yollette Merritt, Community Arts & History Support, San Jose, California
Dru Van Steenberg, Monte Vista Historical Association, San Antonio, Texas
Nell Ziehl, National Trust Southern Field Office, Washington, D.C.

EXECUTIVE SUMMARY

South Flores is one of the oldest streets in Texas. Given its location, it is ideally suited to become
the “bridge” between the historically divided Southside, Westside and downtown areas of old inner-
city San Antonio, providing a unique opportunity to connect various communities within the City,
humanize the Flores Street corridor, stimulate investment in the district and assist in establishing a
new focus and strengthened identity.

The 2.68 acre Judson Candy Factory Complex is currently in an aesthetically-depressed light
industrial area with no lodging and limited dining options, training opportunities, cultural or
recreational amenities. Albeit in close proximity to over 1,000 office personnel, scores of industrial
workers, local government offices and a budding arts community, the area is in need of an anchor
development to provide amenities and quality-of-life services to its potential residents and visitors.

The Red Star Redevelopment Project will provide an anchor with a multi-use development that
includes a boutique hotel and restaurant with training for the local hotel and culinary industry; retail
space; market-rate apartments; a vendors’ and farmers’ market. This vibrant destination location will
rejuvenate and revitalize the SoFlo area and begin to bridge the gap between traditional downtown
and emerging South Town.

CONTEXT

The multi-faceted Red Star Redevelopment Project will serve as a “destination” for San Antonio
residents and tourists, while helping to meet many community needs. The project will relate in a
number of ways to progressive, arts-oriented developments currently completed and underway in
San Antonio, including Blue Star, Camp Street and Pearl Brewing Company; it also relates to the
city's current development strategy for South Flores. Moreover, the project will provide a
synergistic development that will complement but not compete with existing area businesses.

DETAILED SITE DESCRIPTION
The Red Star Project will be a dynamic, vibrant addition to the SoFlo neighborhood. The mixed-use

development encompasses 2.68 acres, two buildings and a warehouse fronting South Flores Street in
an emerging area near downtown San Antonio.
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The complex is locally designated as Historic Significant and portions date back to late nineteenth
century, with additions as recent as the 1970s. To preserve the historic integrity of the complex and
for tax credit eligibility, restoration plans will adhere to the Secretary of Interior’s Standards and will
be based on physical evidence and historic documentation. (Based on data from the Texas
Historical Commission, the complex is eligible for the National Register of Historic Places, making
it eligible for the federal historic preservation tax credit.) The anchor tenant for the Grainer building,
dating back to 1886, will be a training hotel and restaurant partnered by Alamo Community College
district and a major local hotel chain. The first floor of the Grainer will house a restaurant, and an
outside herb/vegetable garden will supply fresh ingredients for the menu items and be maintained
by the hospitality training students. The restoration will include reopening and glazing the windows,
restoring the second floor porches and exterior painted signage. Special attention will be given to
the front fagade restoration, including cast iron columns. The 4,000 square foot limestone basement
will be a venue for private parties and gatherings. The second floor will be a portion of a boutique
hotel, continuing through to the entire second floor of the adjacent Judson Candy Factory building.

To enhance the street appeal of the complex, the Judson Candy Factory building will offer retail
space on the first floor, with the hotel lobby and offices located towards the back. As a training
facility, the hotel will need offices and a teaching facility, also located in the rear of the first floor.
We suggest that interpretive panels and/or historic photographs of the Judson complex be posted
throughout the public areas of the Candy Factory building, including the first floor, elevator and
stairwells, to further emphasize the history within the redevelopment.

The second floor of the Judson Candy Factory will connect to the Grainer building, as described,
and comprise the thirty-four rooms available for the training hotel. The third and fourth floors of
the Judson building will be converted to approximately 30 one- and two-bedroom, market-rate
studio apartments ranging in size from 650-1200 square feet, with a rooftop space for tenants,
allowing access to the incredible views of downtown San Antonio. The basement of the Judson
building will be used for a laundry facility, exercise facility, rentable storage units for tenants and
utility, mechanical and trash needs for the complex. As with the Grainer building, the restoration
will preserve character-defining features of the structure, including front signage, painted signage.
Historic windows will be reopened and glazed, and minimal windows will be added to the terracotta
rear addition to accommodate the needs of the new use while preserving the historic integrity of the
building. We recommend retaining the industrial character of the building to the extent possible,
including bare finishes, mechanical features and pipes as appropriate to the new use. The glazed
tiles on the interior should be restored. If possible, the historic elevator shaft and stairs should be
updated to meet current building code requirements, and the new elevator should be placed in the
historic elevator shaft. A fob access system will allow management, residents and hotel tenants to
securely reach the appropriate floors of the complex.

The exterior of the non-historic metal warehouse addition should be enhanced for retail use as a
lively vendor and farmers’ market. With signage and basic structure preserved, the metal could be
painted with a mural by local artists. We estimate the warehouse will accommodate approximately
80 vending spaces, which could be expanded on weekends and during fair weather to the outside
parking area to meet any additional demand. Due to the lack of a large commercial grocery store in
the area, the public market will provide a local, non-competitive shopping venue to serve residents
and employees in the area, as well as tourists. The warehouse basement could be used for additional
storage rental for the apartment complex.
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In addition, a strip of land on the south side of the building will be cleaned, landscaped and paved to
provide access to parking and hotel drop-off in the rear. Based on the number of apartments, hotel
rooms and commercial use, the area could accommodate ample parking for the complex. Possible
rezoning to IDZ or Infill Development Zone will also relax parking requirements. Landscaping will
incorporate a small kitchen garden, as described above. To enhance security, we suggest attractive,
historically sensitive perimeter fencing. If possible, the asphalt in the area in front of the warehouse
could be covered with pavers to enhance the space for additional parking or possible use as an open
air public market.

In developing this project and considering the needs of the community and city at large, we have
designed the project to include a broad range of stakeholders: both beneficiaries and potential
investors. Beneficiaries will include:

* neighboring communities (King William, Baja King William and other peripheral
areas), which will benefit from increased real estate value, amenities including light
retail and food that are currently lacking in the neighborhood, and general
improvement of the neighborhood,;

*  West Side residents, for whom this project may act as a “bridge” between the West
Side and up-and-coming SoFlo;

» the San Antonio tourist industry, currently the city’s second largest industry and
destined to become a larger income base in years to come;

 city residents interested in opportunities for hospitality training, a booming business
in San Antonio that offers opportunities for gaining skills and advancing
economically (over 85,000 San Antonians are employed in the hospitality field);

o existing SoFlo businesses, including Dean Steel, San Antonio Housing Authority,
HEB, City One Stop Center, etc. will benefit from increased amenities, and close-to-
work, market-rate housing;

» downtown hotels, which will benefit by having a specifically, highly trained
workforce from which to draw; and

» the City, which would profit from an increased tax base.

Revitalization of the property, including development of vacant space and increased traffic in the
neighborhood improve quality of life and security for residents and business. Other less direct
beneficiaries include the San Antonio Conservation Society, Blue Star and the Camp Street project.

Potential partners for the project include:

» St. Phillip’s College, which is currently at capacity for their hospitality training
program and looking to expand their facilities;

e Alamo Community College District and prominent national hotel chain with large
local influence and commitment, which would jointly manage and operate the
restaurant and hotel training program;

 existing arts venues and associations such as Blue Star and its partners;

e area artists and artisans, possibly including West Side artists and craftspeople, who
will have an opportunity to participate as vendors in the public market; and

o agriculture community (Texas Farm Bureau and Farmers’ Market Association),
antiques vendors, other small retail (cottage industries, business incubator; dry
cleaning; convenient store), arts vendors.
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We do not perceive obstacles to this development without potential solutions. There is a reputation
of industrial areas as a “no man’s land”, but the current proposed developments for South Flores
Street, in addition to Blue Star and other models for redevelopment around the country, indicate
that there is a growing market for similar arts-centered, new adaptations of historic industrial areas.
The asking price for the property is considered high for the area, but it has recently been lowered
from $3.3 million to $2.9 million, indicating that the market may adjust the price. The San Antonio
Housing Authority complex across the street detracts aesthetically from the marketability of the site,
and potential stigma of the housing authority may create uncertainty for potential tenants, but we
believe that the Camp Street development and other revitalization efforts will help alleviate any
concerns. Furthermore, the San Antonio Housing Authority parking lot may be able to be used for
overflow parking for the public market and retail activities after business hours, particularly
weekends. Finally, the complex’s relative distance from the Camp Street and other recent SoFlo
developments, as well as from downtown, may pose an initial obstacle, but we believe that South
Flores as a whole is well on the way to revitalization, and that this project will create an additional
anchor for the community and offer a retail destination for locals as well as tourists.

In our assessment, the complex will easily meet ADA requirements once basic renovation is
complete, and the open floor plan is conducive to creative architectural solutions for facility
upgrades and code compliance. The entrance near the loading docks can be easily adapted for ADA
accessibility by adding a ramp or a lift from the parking area. As part of the utility improvements,
we suggest relocating the lines and transformers in front of the property to the rear of the property
or underground. At this stage we do not know the full extent of environmental and abatement
issues that a developer will encounter, but we recommend, as reflected in our financial analysis,
applying for a Brownfields Redevelopment Program grant from the city for an evaluation. We have
considered the cost of environmental abatement (asbestos, lead paint, radon, etc.) in our estimate of
the total project cost. While traffic will increase, the South Flores corridor can accommodate
increased flow. We have planned for adequate parking, and the complex is easily accessible by
public transportation.

We are optimistic about the success of this project as designed, due to the wealth of contemporary
models for industrial-area rehabilitation. Profitable training hotel and restaurant models exist in
Chicago, lllinois, Houston, Texas and New Orleans, Louisiana. Many communities, including
Charleston, West Virginia, Washington, DC, and Baltimore, Maryland, have utilized historic, multi-
vendor public markets with great success. Furthermore, we feel that this proposal respects and
enhances the historic character of the complex city that is San Antonio.

FINANCING AND FEASABILITY

Cost to purchase property: $2.9 million (current list price)
Cost for rehabilitation: (113,000 sf x $50/sf) = $5.65 million
Total project cost: $8.55 million (est. $7 million tax assessment)

Although options exist for management structures, we recommend one developer/owner for the
entire project, with the partnership of ACCD and a major hotel chain. Property management
facilities for apartments will be accommodated on the first floor of the Judson Building, with
separate management for warehouse space in the warehouse.
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Apartments:

Warehouse:

Retail:

30 total one- and two-bedroom units at $1.15/sf/month x 20,000 sf of housing =
$276,000/year

80 stalls (120 sf each), $250 per stall per month = $240,000/year

2,725 sf x $2/sf/month = $65,000/year

Anchor tenant: 42,000 sf leasing to college at $1.50 per square foot is $756,000/year.

TOTAL ANNUAL GROSS FOR DEVELOPER:  Approximately $1.34 million

The college should be able to gross over $1.4 million per year by operating the hotel and restaurant, as shown below.

Hotel:
Restaurant;

38 rooms at $80 per night (a discounted rate) = $900,000 per year (based on 80% occupancy)
150 meals per day x $10 per meal = $540,000

Government Incentive Packages

Federal historical rehab tax credit for 20% of the rehab costs: $1.13 million

Historic facade easement, 15% of the appraised value of finished product: $370,000
in saved federal corporate income taxes

Brownfields Redevelopment Program grant for environmental assessment: $10,000
(estimated)

City of San Antonio tax abatement program should save approximately $170,000 in
city property taxes

Waiver of city’s permit fees and impact fees: $10,000 (estimated)

Downtown Housing Development Loan Program allows developers to borrow up to
$100,000 for 15 years at 0% interest, for a savings of $50,000 in interest.

City of San Antonio Historic Fagade Loan Program allows property owners to
borrow up to $100,000 for 15 years at 2%, for a savings of $35,000 in interest.

Financial Incentives for Tenants

Federal Empowerment & State Enterprise Zones offer a tax credit for job creation.
San Antonio Loan Development Corporation provides below-market loans to small
businesses.

There are also a number of entities that provide technical assistance to small
businesses.

CONCLUSION

The Red Star Redevelopment Project will be a vibrant addition to the rich culture of San Antonio.
Other recent revitalization efforts in the SoFlo area are encouraging to the success for potential
investors of the Red Star Redevelopment Project. The neighborhood appears ripe for the unique
amenities and activities outlined in the proposal. The site presents a unique opportunity for the City
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as well as private investors. This multi-use venue for the community and for tourists will continue
to encourage growth and development in the true spirit of San Antonio.
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Protecting the Irreplaceable

Preservation Leadership Training
Center for Preservation Leadership
National Trust for Historic Preservation
1785 Massachusetts Avenue, NW ¢ Washington, DC 20036
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