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BACKGROUND
In 1998, Williamson County condemned for the purpose of
possession two family farms for the expansion of the county-owned
landfill and in the process took control and possession of two
farmhouses. The smaller of these two, the Dahl house, located in the
southwest portion of the landfill property, was demolished immediately.
The other house, referenced as the Almquist-Johnson house, is located on
the southeast corner of the landfill property and fronts FM 1660, some
five miles north of the City of Hutto.
A third house, the Spong-Johnson house, was located some 30
yards north of where the present landfill gatehouse is located, and was
demolished in the late 1970s as the landfill was first opened.
The Almquist-Johnson house continued to serve as a residence
until 2003 and was occupied by the owners, Nadine and Dennis Johnson,
who fought the condemnation, and who paid rent to the county for the
next five years while living in the house they had previously owned.
After they moved out, the Precinct 4 county commissioner at that time,
Frankie Limmer, sought to have the house moved to the City of Hutto
and restored for use as a public property, such as a Swedish museum or
as a facility used by the Hutto Chamber of Commerce, or some other
similar, public function.
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This class of Swedish farmhouse, constructed in the Queen Anne
style, was built in 1902, and was one of several farmhouses that dotted
the landscape as Swedish immigrants settled the Hutto area well over 100
years ago.

Over time, very few (if any) of these classic, two-story

structures have been preserved in the historic area known as Monodale,
formerly known as Stringtown. At the turn of the century, the area was
first known as Monadale, having been named for Mona, the daughter of
Edward Mandell House, an internationally-known political operative
who was political adviser to President Woodrow Wilson and who had
major land holdings in the area. The Monodale gin and school and other
community institutions were located about a mile south of the AlmquistJohnson house along what is now FM 1660.
Given this background, the preservation of the Almquist-Johnson
house, or its close facsimile, has consequential significance for the
preservation of the county's history in this area.
Efforts and commitments to save the house
The effort of local citizens to save the house was led by Mike
Fowler, a long-time Hutto resident active in documenting the history of
the general Hutto area and Williamson County. His photo-rich book,
Images of America: Hutto,1 is an example of his important preservation
efforts.
According to Fowler, in the 2004-2007 time frame, after Dennis
and Nadine Johnson vacated the house, he worked with Limmer on a
preservation plan. The plan, Fowler said, was for the house to be moved
to Hutto to donated property and restored using both cash donations from
the public and donations of materials and in-kind services from various
providers, including building-supplies retailers, an architect, and
building-and-trades contractors.

According to Fowler, Limmer told

Fowler he had set aside sufficient county funds, approximately $40,000,
to move the house to Hutto.
1 Published by Arcadia House, 2009.
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To facilitate the project, Fowler organized the Hutto Heritage
Foundation, a 501-c-3 charitable organization that would be a passthrough conduit for the funds from the county and the public, funds
which it would also help acquire, and the Foundation also was to provide
the administration and general oversight for restoring the house. Among
the members of the Foundation's board were Keith Hickman, principal of
KA Hickman Architects and Interior Designers of Round Rock.
Fowler said the project was moving forward but then hit a snag in
2006 when Commissioner Limmer decided not to run for re-election. On
election day in November, the future-commissioner Morrison, who had
won the Republican primary, defeated Brig Mirelas, his Democrat
opponent, in the general election. Morrison's position after being sworn
in was that the county would not provide the moving costs for the house.
According to Fowler, with the county backing out of its
commitment, the project became unsustainable and the public
contributions—both cash and in-kind—dried up.
Fowler said he didn't give up on the project and thought he might
be able to regenerate interest from the public once the county deeded the
house over to the Hutto Heritage Foundation, but Fowler said the
optimism was dashed when he saw the contract offered by the county for
the transfer. In addition to offering no funds for moving the house, as
had been the previous commitment, the provisions of the contract
included liability,

insurance and other provisions which made it

impossible for a fledging, non-profit organization like the Foundation to
assume such a risk.2
According to Fowler, in the absence of the county's material
participation, and because of the stringent requirements proposed by the
county in the agreement, the members of the Foundation's Board would
have been at major personal risk by signing onto the project at that point,
which made moving forward non-feasible.
2 That proposed agreement, as offered by the county, was never signed by the Hutto
Heritage Foundation. It is attached to this narrative for reference.
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And so, with the deal having fallen apart, the house languished on
the southeast corner of the landfill property after mid-March of 2007
with Commissioner Morrison having been sworn in on January 1 of that
year.
There were two significant events involving the AlmquistJohnson house in 2009: (1) the county supported preservation of the
house in it's long-range strategic plan3, which was developed in a lengthy
process with the help of consultants from the Lower Colorado River
Authority, and (2) a new iteration of the Landfill Operating Agreement
(LOA) approved in March of 2009 by commissioners court requires that
the landfill contractor, Waste Management, file a Master Site
Development Plan within one year which contains “time lines” for
implementation of the plan, and inasmuch as the Almquist-Johnson house
is on the landfill site, it must be included in that plan.
Then, in 2010, other significant events transpired.
(1) In dealing with its March deadline for filing the Master Site
Development Plan for the landfill, on March 9 Waste Management filed a
limited, perfunctory document with the county which in no way served as
an adequate Plan4, but members of commissioners court, in a prearranged scenario, “accepted” the plan for administrative purposes so that
Waste Management technically wouldn't be in default of the landfill
contract.5

Nonetheless, even in that perfunctory plan, Waste

Management made a commitment to participate in the restoration of the
house with the county taking the lead in that project.
(2) In that same meeting, Morrison and County Judge Dan Gattis
said the following with regard to the restoration of the Almquist-Johnson
house:
3 At a meeting of commissioners court on March 9, 2010, Morrison reiterated the fact
that the county's long-range strategic plan supported preservation of the house.
4 In addressing what was filed, Waste Management's Steve Jacobs said the completed
plan was “too hard for me to write it.”
5 This maneuver to waive a contractual requirement for Waste Management is suspect
and, from a legal perspective, arguably puts Waste Management in violation of the
Landfill Operating Agreement.
Page 4 - Plan to preserve an example of the Almquist-Johnson house - WCPPC

Gattis: “We had some comments that we had forgot that6, and I
had to chuckle about that last week, because I knew we'd been working
on that .....”
Morrison: “I came to the conclusion that it should be restored in
its present location. I considered at one point putting my office there.
It's part of the long-range strategic plan. I'd like to see the history
preserved and use it as a history center. I appreciate that Waste
Management is willing to participate in that.”
Steve Jacobs of Waste Management: “It's hoped that something
could be worked out.”
Morrison also stated in the meeting that the house was starting to
deteriorate and was being vandalized, however, he did nothing to
preserve it against deterioration for another six months, and finally, in
September of 2010, he saw to the boarding up of the windows and doors
with plywood and putting a chain across the driveway along with posting
“No Trespassing” signs7, but nothing was done about the roof which had
started leaking, resulting in water damage and the growth of mold. At
that point, 44 months had passed since Morrison had taken office, and
during that time he had done nothing to protect the house against further
deterioration.
Moving from saving the house to demolishing it
In May of 2011, Morrison orchestrated a consultant report to
assess the condition of the house and grounds from the Round Rock firm,
KA Hickman Architects and Interior Designers, and on June 21 the
county received the written report which had been developed by Jim
Bell, an employee of the firm. That report had a cover letter from Keith
6 Oral omments reminding Commissioner's court about the need to include the house
in the Master Site Plan were delivered to the court by Kurt Johnson the prior week.
7 Morrison's steps to protect the house after the long delay took place nine weeks
ahead of the 2010 general election and during the heat of his re-election campaign
against Democrat Jeff Maurice.
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Hickman which left the conclusion that the report was final, especially in
light of the final statement in his cover letter: “If we can be of further
assistance, please do not hesitate to call me.”8
The report sent to the county on June 21 was not only deficient, it
was flat-out wrong in some places. It stated:
“The buildings were a gift to the City of Hutto some 10 to 15
years ago and there has been no effort to protect the home from that time
to the present. This has resulted in much vandalism to the buildings in
addition to the normal deterioration over time.” The report also stated
that the electric service had been disconnected by the City of Hutto.
These statements were complete falsehoods but, if deemed to be
true, would effectively shift responsibility for the house's deterioration
away from the county and Morrison and to the City of Hutto.
The report also had other problems.

It's estimate of the

renovation cost of $385,000 contained no detailed breakout but rather a
simple listing of issues that would need to be addressed, making it clear
that the estimate was an uncalculated guess rather than a refined, granular
analysis. The report also estimated that replacement of the house would
cost $495,000, but it provided no backup calculations or analysis.9
After the consultant's June 21 version of the report was acquired
by the WCPPC and the errors were pointed out to Keith Hickman and
Jim Bell at the firm as well as two county employees in the county's
infrastructure department (Bob Daigh and Gary Wilson), along with
Morrison, and after an article about the errors was posted on the WCPPC
website,10 the consultant submitted a revised, corrected report to the
county on June 27 and a final report the first week of August. Both of
these revisions deleted the statements about Hutto but repeated the other
information without change, including the unsubstantiaed cost estimates.
8 Hickman's cover letter and the report filed on June 21, 2011, as authored by Jim Bell
are attached to this narrative for reference.
9 There also was a problem with the KA Hickman firms's invoice for producing the
report, in which $500 available for “reimbusements” was charged to additional
assessment of the property.
10 www.WilcoTx.com
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Jim Bell at the KA Hickman firm told Kurt Johnson in a
telephone conversation that the information about Hutto's ownership of
the house and disconnecting the power line came from Gary Wilson, the
county employee who accompanied him to his inspection of the house.
However, Wilson denies ever having told Bell that information, and said
that he, in fact, would have no way of knowing it since he only had
worked at the county for a year. Subsequently, in the article posted on
the WCPPC website about the bad information, the WCPPC called on
Bell and the KA Hickman firm to reveal just who sought to insert the
errors into the report, however the two revised versions of the report
were silent on the subject.
While it is not known just who caused Bell to insert the bad
information about the house's history into the report, the context in which
the statements appeared generated the conclusion that the City of Hutto
and not Morrison were responsible for the house's deterioration.

A

background but associated, compelling fact is that an employee of the
firm, a political ally of Morrison, is also very influential with the board
of the Hutto Education Foundation, an organization to which Morrison
has directed one percent of the landfill's gross revenues which are
dedicated by the landfill contract to be used for the benefit of the Hutto
Independent School District (HISD).11
The serious suspicion cast on the veracity of the KA Hickman
report, even including the undocumented and uncalculated cost estimates
and the out-of-bounds character of the house replacement cost, created
serious concerns on the part of the WCPPC that the commitments made
by the county and by Waste Management to save the house for the sake
of history were in jeopardy. Those concerns were confirmed when the
agenda for the commissioners court meeting was posted on Friday,
August 12, 2011, and item number 44 referenced a consultant's proposal
11 This one-percent, dedicated fund benefitting the Hutto ISD is a totally separate fund
from the one-percent, dedicated fund to be used for the site development of the
landfill.
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from Baer Engineering, which proposed a cost structure and scope of
work to determine the presence of asbestos in the Almquist-Johnson
house and associated outbuildings.

The report mentioned the firm's

understanding that the house is to be “demolished”.
The statement of that intention on the part of the county appears
to have come from Morrison or from someone working at the county
sharing Morrison's view. As the commissioner for Precinct 4, Morrison
has been the point man for the landfill and the Almquist-Johnson house
since his term began in January of 2007. He also is the point man
working with the KA Hickman firm and the Baer Engineering firm in
generating these consultants' reports.
Throughout these developments involving the KA Hickman firm's
error-laden report and the subsequent announcement by Baer
Engineering confirming the intention to demolish the house, Morrison
has been strangely silent regarding the well-publicized evidence that
there apparently was a 180-degree turnaround in the commitments by the
county to save the house. He surely knew the house's history and the fact
that the City of Hutto had never owned it, yet after the June 21 KA
Hickman report was sent to the county, he said nothing about the
erroneous historical citations. In fact, to this day (August 15, 2011), he
has not sought to clarify the record, and he also has said nothing about
his apparent change of heart—from saving the house to demolishing it.
The plan to save the house
Given the unfortunate change of direction on the part of
Morrison, the principle of preserving history can still be carried out while
at the same time allowing the commitments made by the county and
Waste Management to effect such preservation to be met. And this
achievement can be accomplished without the county having to use any
money from its General Fund or General Fund reserves, having to
increase the property tax rate to create a revenue stream for the project,
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or borrow money to pay for it. The mechanism to provide the funds to
accomplish the preservation is already in place. But before getting to that
important point, it's important to correct the inaccuracies in the KA
Hickman firm's report and establish realistic boundaries for the cost
involved.
The KA Hickman firm's cost estimates regarding the renovation
of the house lack the detail to provide credibility. However, because of
the acknowledged deterioration of the house which occurred on
Morrison's watch because he procrastinated for so long on taking any
action at all to protect the structure (even to this date the leaking roof has
not been fixed), a renovation or restoration project is fraught with peril
because of the unknowns which are discovered after the commitment to
perform restoration has been made. As was the experience of Williamson
County regarding the restoration of its historic courthouse, a project
which began in 2004, cost overruns amounted to some $4 million, and
the job isn't even finished as yet. Earlier this month, Bob Daigh, the
county's senior director of infrastructure, announced that (approximately)
another million dollars would be needed.

That number jumped to

(approximately) $1.5 million when his spreadsheet for the cost of all the
county's infrastructure projects was acquired later.
So, renovation of this house in its unfortunate but present
condition (as the farmers in a previous era in Williamson County used to
say) is a “cat in a sack.” The costs can be all over the spreadsheet.
Therefore, for the best-guaranteed-total cost and lowest-guaranteedmaintenance cost of preserving history through the Almquist-Johnson
house, which would meet the commitments which were made, the best
preservation option is to construct a facsimile.
With that premise established we turn to the KA Hickman firm's
estimate of what the new construction cost would be for an AlmquistJohnson house facsimile. With all reasonable assumptions and details
taken into account, the consultant's estimate of $495,000 is wholly
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unrealistic. In addition to just throwing the number out there with no
substantiation or construction comparables, the number itself appears to
be severely inflated.

The consultant's report makes no attempt to

characterize or explicate any of the assumptions underlying such a high
figure which would justify it in any way. Given the estimate involving
such an obviously-inflated and undocumented number in the absence of
any explanation or description of assumptions, the $495,000 figure gives
the impression that a purposeful effort was made to state the house's
replacement cost at such a high figure merely for the purpose of
supporting a decision to demolish the house rather than build a facsimile
of it, a scenario which comports with Morrison's apparent agenda.
Construction of an Almquist-Johnson facsimile
The more important facts and assumptions involving a facsimileconstruction analysis involve the following points:
(1) The house has a footprint of less than 2,000 square feet. In
fact, the actual footprint is more in the range of 1,800 square feet if one
eliminates the area of the southern-exposure porch and sun room, which
were not part of the original, historic structure.

The consultant, of

course, did not know this important detail of what would be involved in
building a facsimile.
(2) With only minor exceptions, the house has a generally
rectangular design, which is the most cost-efficient in building a
structure. The exceptions involve a bay-window design in the front for
the living room and a small back-entry extension, or mud room, which a
farmer would use when entering the house from working in the barn or
performing field work.
(3) It is not necessary to reconstruct the facsimile with the exact
replacement-grade or workmanship quality as the original house. For
example, the beautiful and high-quality, built-in mahogany china cabinet
on the west wall of the dining room would not have to be replaced as an
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exact duplicate, but conventional wood cabinetry, appropriately painted,
could be used as a cost-efficient replacement. Unlike the courthouse
restoration, where details involving everything from replacing Terra
Cotta to installing brass doorknobs and hinges had to be revered, even to
the point of re-fabricating copies of the originals, the facsimile
reconstruction of the Almquist-Johnson house only would require a
reconstruction which creates the perception that it is the same house for
the purpose of creating the image of what was on this same site in the
past. Conventional, wood-frame construction on a generally rectangular
design could be utilized. Appliances and fixtures, such as used in the
downstairs bathroom and kitchen, would not have to be retro-portrayed
as being the same as the house's original components. Because the
courthouse restoration had to meet the requirements of the Texas
Historical Commission (inasmuch as state funds were used in the
restoration), exactness was mandated. Such is not necessary with the
Almquist-Johnson house to achieve the desired result, which is to portray
the historically-accurate image of the house.
(4) Recreating the floor plan would not add to the cost. 12 The
rooms are not architecturally complex. That layout as found in the
original house is conducive to its use as an education center, a reception
area, and/or a museum.
(5) The attic, which actually has a limited, square-foot area, does
not require interior finish or heating or air conditioning inasmuch as the
original structure did not have a finished-out attic. That improvement
came much later in the house's life.
(5) For installation of utilities, costs would not exceed those for a
site using conventional construction, and in fact, they likely would be
significantly less. Water service is available through the Jonah Special
Utility District. Wastewater service would require construction of a new
12 Before any steps are taken to demolish the house, extensive photographs (more
extensive than found in the KA Hickman firm's report) must be taken, and
schematics of the house, showing the interior and interior, including the interior
layout, must be completed.
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septic tank system. Electric service is available through the competitive
market utilizing the Oncor distribution service already on the property.
Telephone service is not needed because of the availability cell phone
service.

Internet service is not needed because of available service

through a mobile Internet card and a choice of several providers. Water
and space heating and kitchen appliances can be accommodated through
use of all-electric appliances, making a propane tank unnecessary. And
unlike building in any of the county's larger cities, there would be no
significant and expensive capital recovery fees. Expense in making the
house ADA compliant would be nominal, especially since it would
involve new construction rather than retrofitting.
(6) There is no land cost. The county already owns the land.
Further analysis at a more granular level would reinforce these
basic assumptions and facts. Suffice it to say that the KA Hickman
firms's estimate of $495,000 did not postulate any of these six facts and
assumptions or any others that would be conducive to lowering the
estimate and relied either on a wild guess or some assessment which
involved constructing more than a facsimile—yes, an exact duplicate
with perfect, replacement-grade characteristics.

Such an inaccurate

estimate might not have occurred if the county, in prescribing the
requisites for the report, had specified what was needed and taken any
care with an eye toward lowering the expense, a failure which suggests
that that there was a greater motive in getting a maximum-high estimate
as opposed to getting a reasonably lower one.
Given these facts and assumptions, building a house with a design
which emulates the Almquist-Johnson house would, at most, cost no
more than a house of similar size using conventional construction
methods. Added savings would accrue due to the fact that there would be
no land cost, no property taxes, and the easy availability of all needed
utilities. The notion, according to the KA Hickman firm's estimate, that
such a house built within such assumptions would cost $495,000, or
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some $247 per square foot, is patently ridiculous, and it actually is
unprofessional for a professional firm in this business to suggest such a
figure with such a high square-foot cost. Newly built houses which are
on the market now which are larger than the Almquist-Johnson house and
which have to incur land cost and capital recovery fees as part of the total
cost calculation are in the market in the Hutto area for far less than
$495,000. The range is more like $200,000 to $240,000 at the absolute
most.
Funding to build an Almquist-Johnson facsimile
Using the liberal estimate of $225,000 for constructing the
facsimile house, an additional cushion of $75,000 for a total budget of
$300,000 is more than reasonable. What would be the source of funding
this budget?
The Landfill Operating Agreement (2009) now in place between
the county and the landfill contractor, Waste Management, dedicates one
percent of the landfill's “gross revenues” for Master Site Development.
The calculation for the money fed into this fund takes the total solid
waste volume deposited into the landfill (in tons), times the retail gate
rate of $30.50, times the one percent. Conservatively, the dedicated fund
receives about $75,000 per year, based on tonnage received since March
of 2009, and the fund will contain an estimated $200,000 by the end of
2011, and it will reach the budgeted $300,000 figure sometime around
April of 2013.
With some $200,000 in operating capital for the project going into
January of 2012, and with the fund growing at the rate of some $6,250
per month, the timely and successful completion of this project would be
virtually impossible to foul up if managed with any reasonable
competency. Using the available operating capital, preliminary steps for
the project could begin immediately. After completion of the project and
the actual use of the house ensues, the continuing, monthly flow of
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money into the fund would more than pay for on-site maintenance and
programming.
Implementation of this plan would allow County Judge Gattis and
Commissioner Morrison to make good on their commitments, and by
association the commissioners court's commitment, to preserve important
Williamson County history involving the Almquist-Johnson house. It
would allow the county to perform on the strategy involving the house as
set forth in its current, long-range strategic plan.
Even though the landfill contractor, Waste Management, has
made a commitment to participate financially in the preservation plan,
the plan as outlined herein does not rely on any contribution, a
reasonable approach in light of the fact that Waste Management has not
performed on its contractual obligation to file the completed Master Site
Development Plan on time and, despite having been asked repeatedly
regarding its intentions, has refused to state when it plans to do so, if
ever. The dubious nature of Waste Management's reliability, accented by
its failure to file the Master Site Development plan, is accented by the
fact that neither Morrison nor Gattis nor Daigh nor the commissioners
court generally appears to have any influence in getting Waste
Management to do anything positive toward meeting its contractual
obligation involving the Master Site Development Plan. Inasmuch as
this

cloud

hangs

over

Waste

Management's

commitment,

no

consideration is given toward anticipation of any financial participation
by Waste Management in the Almquist-Johnson preservation project.
***
ADDITIONAL NOTES: (1) A copy of this plan and its
attachments is being provided to every public library in Williamson
County and to the Williamson County Museum, (2) a script of the
statement made by Kurt Johnson at Williamson County Commissioners
Court on August 16, 2011 announcing release of this plan is attached, and
(3) this report and its attachments are available online at WilcoTx.com.
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For Williamson County commissioners court – August 16, 2011
My name is Kurt Johnson, and I reside at 15624 Opal Fire Drive.
I have an announcement. I have found the money. And I have folded the money into a plan to
enable you to keep commitments made by Commissioner Ron Morrison, County Judge Dan Gattis,
and Waste Management, in light of new evidence that you intend not to keep your word.
Here are the commitments, as transcribed from a recording of your meeting on March 4, 2010,
regarding the restoration of the Almquist-Johnson house at the landfill:
Gattis: “We had some comments that we had forgot that, and I had to chuckle about that last
week, because I knew we'd been working on that .....”
Morrison: “I came to the conclusion that it should be restored in its present location. I
considered at one point putting my office there. It's part of the long-range strategic plan. I'd like to see
the history preserved and use it as a history center. I appreciate that Waste Management is willing to
participate in that.”
Steve Jacobs of Waste Management: “It's hoped that something could be worked out.”
So, imagine our surprise when discovering the document buried on item number 44 of today's
agenda, a consulting proposal from Baer Engineering which states that the county's intention is to
demolish the house. I really had to chuckle, Judge. This announcement follows the set-up, made-asinstructed assessment from the KA Hickman firm which overstates the cost of either restoring the
house or building a historically-relevant facsimilie, a report which was filled with misstatements such
that it had to be re-written.
Commissioner Morrison, it's absolutely galling that you would make this decision to demolish
the house without any public meetings or discussions, especially in light of your failure to respond to
the issue of why a Master Site Plan has never been approved—a violation of the landfill contract. It
takes a lot of insolence for you take this step in secret.. I don't know if its because you don't want to
invest the effort or simply don't have the administrative ability to undertake it. It's probably some of
both. But whatever the reasons are for that failure, I have nonetheless done your job for you since you
saw fit not to do it. I have found the money to save the house, which does not rely on property tax
revenues nor general fund reserves nor borrowed money, and I have developed a concise and wellthought-out plan. It's posted at www.wilcotx.com and will be on file at every public library in the
county as well as the Wiliamson County Museum. If you don't take this opportunity to save the house
and make good on your commitment, I will make sure that the ensuing failure on the part of this court
will be memorialized in a prominent place, so the whole world will know for a very long time whose
fault it is.

DONATION AGREEMENT
THE STATE OF TEXAS
COUNTY OF WILLIAMSON

§
§ KNOW ALL PERSONS BY THESE PRESENTS:
§

The parties to this Donation Agreement are Williamson County ("County"), whose address
is 301 S.E. Inner Loop, Suite 109, Georgetown, Texas 78626 and the Georgetown Housing
Authority (“GHA”), whose address is 1702 Hart Street, Georgetown, Texas 78627.
RECITALS
The County is the fee simple owner of approximately 20 acres in Williamson County,
Texas out of a 179.2993 acre tract described in Document No. 199075478 of the Official Records of
Williamson County, Texas, which land is more particularly detailed on Exhibit “A” attached hereto
and made a part hereof (the “Property”), and
The County desires to convey said Property to the GHA, and
Article III, Section 52 of the Texas Constitution precludes political subdivisions from
making unconditional gifts or donations to private entities if said gifts or donations lack
sufficient controls to ensure that an authorized public purpose is achieved, and
The County has determined that the GHA activities constitute an authorized public
purpose, and
The County has determined that, in order to comply with Article III, Section 52 of the
Texas Constitution, certain use standards must be imposed on the Property to ensure the
continuation of the above-stated authorized public purpose, and
The GHA has agreed to accept the conveyance of the Property, all on and subject to the
terms herein set forth.
NOW THEREFORE, the County and the GHA hereby agree as follows:
1.

Recitals.
The Recitals in the preamble of this Agreement are found
to be true and correct.

2.

Development Standards. The following Development Standards are
hereby approved and imposed upon the Property:
a.

Unauthorized Uses of Property. No improvements may proceed within the
boundaries of the Property that are not (1) in accordance with the mission and
charter of the Georgetown Community Resource Center; (2) in compliance
with Article III, Section 52 of the Texas Constitution; and (3) for purposes
consistent with either Chapters 303 and 392 of the Texas Local Government
Code. All improvements to the Property shall be for commercial uses only.
Furthermore, the Property may not be used for residential uses, day labor
facilities and/or inpatient treatments of any kind. Any use that is in
1

contradiction with this Paragraph 2(a) shall be deemed to be an “Unauthorized
Use.” During the Restricted Periods (as defined below), the County shall
retain the sole discretion as to deeming a particular use of the Property as an
Unauthorized Use.
b.

Restricted Periods. The Property shall be subject to the Development
Standards, which are set forth herein, for an initial period commencing on the
date the Deed (defined below) is recorded in the Official Public Records of
Williamson County, Texas and continuing thereafter until the expiration of
twenty-five (25) years (the “Initial Restricted Period”). Unless the County
and GHA mutually agree to amend the Development Standards, in writing,
prior to the expiration of the Initial Restricted Period, the Property shall
remain subject to the Development Standards for an additional fifteen (15)
year period following the Initial Restricted Period (“Subsequent Restricted
Period”). The Initial Restricted Period and the Subsequent Restricted Period
shall be collectively referred to herein as the “Restricted Periods.”

c.

Unauthorized Use During Restricted Periods. In the event at any time during
the Restricted Periods the GHA uses a portion or the entirety of the Property
for an Unauthorized Use, and such Unauthorized Use continues for at least
ninety (90) days after GHA’s receipt of written notice, the County may, by
written notice to GHA, require GHA to pay to the County the then fair market
value of the Property, which amount shall be payable by GHA within thirty
(30) days after receipt of such request by the County. For purposes of this
Paragraph 2(c), the “then fair market value” of the Property shall be the
Williamson County Appraisal District valuation of the real property, less the
improvements, for the year in which the Unauthorized Use occurred.

d. Invalidation of any provision or provisions of these standards by a Judgment
or Court Order shall not invalidate any other provision or provisions, which
remain in full force and effect.
e. The GHA must commence construction of improvements on the Property
within three (3) years from the date the Deed (defined below) is recorded in
the Official Public Records of Williamson County, Texas.
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The above-described Development Standards may only be amended by official
action of the Williamson County Commissioners Court. The GHA may, at any
time during the Restricted Periods, submit to the Williamson County
Commissioners Court requests to amend and/or revise the Development
Standards. These Development Standards shall be incorporated into the deed of
conveyance and filed in the Official Records of Williamson County.
3.

Representations and Warranties.
The County represents and warrants
to the GHA, effective on the date of the Deed,
a. That it is the sole owner in full and complete fee simple title of the Property.
b. The Property is not subject to any liens or encumbrances.
c. The County has full and complete fee simple title to the Property, free and clear
of all easements, restrictions, conditions, exceptions or reservations, except those
expressly set forth on Exhibit “B” attached hereto (the “Permitted Exceptions”).
d. There are no lawsuits pending or, to the best of the County’s knowledge,
threatened, against or involving the County or the Property.
e. There are no pending or threatened claims, condemnations, planned public
improvements, annexation, special assessments, zoning or subdivision changes,
or other adverse claims affecting the Property.
f. The Property has not been used as a land fill or for the storage or disposal of any
hazardous or toxic materials.
g. There are no third parties in possession of any portion of the Property as lessees,
tenants at sufferance, or trespassers; there are no leases, licenses or other
agreements relating to the use, occupancy or possession of the Property.
h. The signatories to this Agreement have the authority to execute this Agreement
on the terms herein set forth and to give, grant and convey the Property to the
GHA pursuant to the Deed.

All representations herein set forth shall expressly survive the conveyance of the Property to
the GHA.
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4.

LIMITATIONS

OF

WARRANTIES

AND

REPRESENTATIONS. GHA,

FOR ITSELF, ITS

SUCCESSORS AND ASSIGNS AND FOR ANY PERSON CLAIMING BY, THROUGH OR UNDER

(ALL

GHA

GHA FOR PURPOSES OF THIS
PROPERTY, INCLUDING ALL
IMPROVEMENTS LOCATED ON THE PROPERTY, "AS IS" AND "WHERE IS", "WITH
ALL FAULTS", AND GHA ACKNOWLEDGES AND AGREES THAT THIS AGREEMENT IS
MADE WITHOUT RECOURSE, AND THAT EXCEPT FOR THE WARRANTIES OF TITLE TO BE
CONTAINED IN THE DEED AND THE REPRESENTATIONS AND WARRANTIES SET FORTH IN THIS
AGREEMENT, NEITHER COUNTY NOR ANY OF COUNTY'S REPRESENTATIVES AND AGENTS (ALL
OF SUCH PERSON, INCLUDING COUNTY, BEING SOMETIMES COLLECTIVELY REFERRED TO AS
THE "COUNTY RELATED PERSONS") HAVE MADE OR GIVEN ANY WARRANTIES, GUARANTIES
OR REPRESENTATIONS OF ANY KIND WHATSOEVER. GHA AGREES THAT THERE ARE NO
EXPRESS OR IMPLIED WARRANTIES OF HABITABILITY, MERCHANTABILITY, SUITABILITY OR
FITNESS FOR A PARTICULAR PURPOSE, AND THAT EXCEPT AS EXPRESSLY
PROVIDED HEREIN, THERE ARE NO EXPRESS OR IMPLIED WARRANTIES OR
REPRESENTATIONS REGARDING THE WATER, SOIL OR GEOLOGY OF THE PROPERTY,
INCLUDING, WITHOUT LIMITATION, THE PRESENCE OR ABSENCE OF HAZARDOUS OR TOXIC
SUBSTANCES, ENDANGERED OR THREATENED SPECIES OR THEIR HABITAT AS SUCH TERMS ARE
DEFINED IN FEDERAL, STATE AND LOCAL LAWS, THE STATUS OR EFFECT OF PRESENT ZONING
OR PLATTING, IF ANY, OF THE PROPERTY, OR THE PRESENT OR FUTURE VALUE,
PROFITABILITY, PERFORMANCE OR PRODUCTIVITY OF ANY PART OF THE PROPERTY, OR
REGARDING THE PAST OR PRESENT COMPLIANCE BY COUNTY WITH LAWS AND REGULATIONS
RELATING TO THE PROPERTY OR OTHERWISE, INCLUDING, WITHOUT LIMITATION, LAWS AND
REGULATIONS PERTAINING TO HEALTH, SAFETY, DESIGN, CONSTRUCTION, ACCESSIBILITY,
LAND USE, ENVIRONMENTAL MATTERS, POLLUTION, OR ANY LAWS PERTAINING TO THE
HANDLING, GENERATING, TREATING, STORING, TRANSPORTING OR DISPOSING OF HAZARDOUS
SUBSTANCES. THIS PROVISION SHALL SURVIVE CLOSING AND NOT BE
MERGED THEREIN.
SUCH PERSONS BEING INCLUDED IN THE NAME OF

SECTION), AGREES TO AND DOES HEREBY ACCEPT THE

5.

First Right of Refusal. The GHA agrees that if it or its successors or
assigns elect to convey all or any portion of Property, the County shall have the
right of first refusal to purchase the Property and shall have the right to do so on
the terms and conditions stated herein. The County shall give notice of its
decision to exercise or not exercise its right of first refusal to purchase the
Property to the GHA within sixty days after receiving written notice from the
GHA that it has received a bona fide offer to purchase the Property from a buyer
who has been pre-qualified by a lender for the amount of the purchase price.
The County shall have a right to buy back the Property by meeting the bona fide
offer to purchase; provided, however, the County shall be entitled to receive a
credit towards the purchase price. The credit that is to be applied toward the
purchase price of a bona fide offer shall be the then fair market value of the real
property, less the improvements. For purposes of this First Right of Refusal, the
fair market value of the real property, less the improvements, shall be the
Williamson County Appraisal District valuation of the real property, less the
4

improvements, for the year in which the sale is to be consummated.
The GHA shall be required to give written notice to the County that it wishes to
sell the Property and provide the County with a copy of the bona fide offer to
purchase the Property. To ensure that an offer is bona fide, the County shall have
the right to require the prospective buyer to demonstrate the financial capability to
finance the purchase. In this regard, the County may require the prospective
buyer to provide a prequalification letter from a lender. If, in its reasonable
judgment, the County determines that the prospective buyer does not have the
necessary capability, then it may reject the offer on the ground that it is not bona
fide.
The GHA hereby agrees that it will not have the right to convey the Property to a
third party and a third party will not have the right to accept the Property if the
GHA fails to send written notice to the County or, after receiving the GHA’s
notice, the County sends written notice to the GHA within sixty days that the
County wants to buy the Property. The right of first refusal as set forth herein is
subject to any conveyance, including, without limitation, gift, deed, buy/sell
agreement, or contract of sale. This right of first refusal survives any change of
ownership and any subdivision of the entirety of the Property. Furthermore, this
right of first refusal may not be altered by the GHA in bankruptcy.
If the County sends written notice to the GHA that the County wants to exercise
the right of first refusal, the County is required to close on the sale of the Property
within sixty days of providing notice to the GHA, or the right of first refusal
becomes null and void.
Any bona fide offer must be in the form of a signed legally enforceable earnest
money contract made contingent upon the County's failure to exercise the right of
first refusal. Any attempt to convey the Property without giving notice and
without the expiration of the County's right of first refusal shall not be valid to
convey the Property to anyone or to convey any contractual or other form of right
with respect to the Property.
The GHA shall mail the notice, by both first class mail and certified mail return
receipt requested, to the Williams County Judge, at his address at 301 S.E. Inner
Loop, Suite 109, Georgetown, Texas 78626, or such other address as the County
may designate in writing in the future.
This right of first refusal shall be incorporated into the deed of conveyance and
filed in the Official Records of Williamson County.

5

6.

The County hereby agrees, on even date herewith, to give, grant, and convey
the Property to the GHA via Special Warranty Deed in the form attached hereto as
Exhibit “C” (the “Deed”).

7.

The County and the GHA agree that the agreed fair market value of the
Property on the date of the Deed is $1.00 (ONE DOLLAR) per square foot.

8.

To the extent necessary, the County agrees, prior to or concurrently with the
delivery of the Deed, to execute and record in the Official Public Records of
Williamson County, an instrument expressly exempting the Property from the
provisions of any restrictive covenants affecting the Subdivision of which the
Property is a part.

9.

At the election and expense of the GHA, the GHA may obtain an Owner’s
Title Policy over the Property in the amount of the agreed value, insuring the GHA’s
fee simple title to the Property to be good and indefeasible, which policy shall be
subject only to the Permitted Exceptions and the standard exceptions to title;
provided that the County shall, upon request of GHA, provide an affidavit sufficient
to remove from the policy the exception as to “the rights of parties in possession.”

10.

The County shall deliver the executed Deed to the GHA and sole possession
of the Property to the GHA upon acceptance by the GHA Board of Commissioner’s
of this Agreement.

11.

Severability. If any provision, section, subsection, sentence, clause, or
phrase of this Agreement, or the application of same to any person or set of
circumstances is, for any reason, held to be unconstitutional, void, or invalid, the
validity of the remaining portions of this Agreement or their application to other
persons or sets of circumstances will not be affected thereby, it being the intent of
the parties hereto that no portion hereof, or provision or regulation contained
herein, will become inoperative or fail by reason of any unconstitutionality,
voidness, or invalidity of any other portion hereof, and all provisions of this
Agreement are declared to be severable for such purpose.

12.

Construction. Each party acknowledges that it and its counsel have
reviewed this Agreement and that the normal rules of construction are not
applicable and there will be no presumption that any ambiguities will be resolved
against the drafting party in the interpretation of this Agreement.

13.

Binding and Final. This Agreement shall be binding upon and inure to the
benefit of the parties and their respective heirs, executors, administrators, legal
representatives, successors and assigns where permitted by this Agreement. This
Agreement, together with its exhibits, if any, constitutes the entire agreement of
the parties and it shall supersede any prior oral representations, warranties,
6

agreements, or promises, whether written or oral, by and between the parties
hereto. Furthermore, this Agreement may not be amended or modified except as
agreed upon in writing by both parties.
14.

Assignment. This Agreement may not be assigned except as agreed upon
in writing by both parties.

[The remainder of this page is intentionally left blank]
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EXECUTED as of _______________, 2006.
GHA:
Georgetown Housing Authority

COUNTY:
Williamson County, Texas

By:

By:

Address:
1702 Hart Street
Georgetown, Texas 78627
Attn: Naomi Walker

Printed Name:
Title:
Address:
301 S.E. Inner Loop, Suite 109
Georgetown, Texas 78626
Attn: Williamson County Judge

Telephone:

Telephone:

(512) 863-5565

(512) 943-1662

(notaries follow on next page)
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STATE OF TEXAS

§
§

COUNTY OF WILLIAMSON §
This instrument was acknowledged before me on the _____ day of _________________,
2006, by ______________________________, ____________________________ on behalf of
Williamson County, Texas.
____________________________________
Notary Public in and for the State of Texas

STATE OF TEXAS

§
§

COUNTY OF WILLIAMSON §
This instrument was acknowledged before me on the _____ day of _________________,
2006, by _____________________________, _______________________________ on behalf of
the Georgetown Housing Authority..
____________________________________
Notary Public in and for the State of Texas
When recorded, return to:
Naomi Walker
Georgetown Housing Authority
1702 Hart Street
Georgetown, Texas 78627

9

F:\wilco_july_2011\Donation Agreement-County to Hutto Heritage Foundation.docExhibit “A”

(survey to be provided by the County )
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Exhibit “B”
Any exceptions to title approved by the GHA
To be prepared after review of Title Commitment
1. Validly existing easements, rights-of-way, and prescriptive rights, whether of record
or not;
2. All presently recorded and validly existing mineral reservations, oil and gas leases,
mineral interests, and water interests outstanding in persons other than Grantor;
3. Validly existing rights of adjoining owners in any walls and fences situated on a
common boundary; any discrepancies, conflicts, or shortages in area or boundary
lines; any encroachments or overlapping of improvements;
4. All zoning laws, regulations and ordinances of municipal, county and/or other
governmental authorities affecting the Property; and
5. Taxes for 2006, which Grantee assumes and agrees to pay, and subsequent
assessments for that and prior years due to change in land usage, ownership, or both,
the payment of which Grantee assumes.
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Exhibit “C”
NOTICE OF CONFIDENTIALITY RIGHTS: IF YOU ARE A NATURAL PERSON,
YOU MAY REMOVE OR STRIKE ANY OF THE FOLLOWING INFORMATION
FROM THIS INSTRUMENT BEFORE IT IS FILED FOR RECORD IN THE PUBLIC
RECORDS: YOUR SOCIAL SECURITY NUMBER OR YOUR DRIVER'S LICENSE
NUMBER.
SPECIAL WARRANTY DEED
THE STATE OF TEXAS
COUNTY OF WILLIAMSON

§
§ KNOW ALL PERSONS BY THESE PRESENTS:
§

That Williamson County ("Grantor"), whose address is 301 S.E. Inner Loop, Suite 109,
Georgetown, Texas 78626 being all of the fee simple title owners of the following real property, and
for and in consideration of the benefits accruing to Grantor; the conditions, covenants and
agreements hereinafter set forth; and other good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, has GIVEN, GRANTED and CONFIRMED, and
by these presents does GIVE, GRANT and CONFIRM, unto the Georgetown Housing Authority,
whose address is 1702 Hart Street, Georgetown, Texas 78627, ("Grantee"), whose mailing
address is P.O. Box 409, Georgetown, Texas 78627, subject to the reservations and exceptions
herein made, all of the following-described real property (the “Property”) in Williamson
County, Texas, to wit:
Being
_____________________________________________________________________
_____________________________________________________________________
_____________________________________________________________________
of the Official Records of Williamson County, Texas; and being more fully described
by metes and bounds in Exhibit “A”, which is attached hereto and incorporated herein
for all purposes.
TO HAVE AND TO HOLD the Property for uses authorized by law, including without
limitation those purposes consistent with Tex. Local Gov. Code ch. 392 and ch. 303, and other laws
applicable to housing authorities, together with all and singular the rights and appurtenances thereto
in anywise belonging unto Grantor, its successors and assigns forever; and Grantor does hereby
bind itself, its successors and assigns to WARRANT AND FOREVER DEFEND, all and singular,
the Property unto Grantee, its successors and assigns, against every person whomsoever lawfully
claiming, or to claim the same, or any part thereof, by, through or under Grantor, but not otherwise.
This conveyance is made by Grantor and accepted by Grantee subject to, but Grantee
does not assume any obligation under, the matters set forth on Exhibit “B” attached hereto and
incorporated herein for all purposes, to the extent, and only to the extent, that the same may still
be in force and effect and applicable to the Property (the “Permitted Exceptions”). Grantor
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expressly warrants to Grantee that the Property and Grantee will not be bound by or subject to
any terms, provisions, conditions or restrictions affecting the Subdivision of which the Property
is a part, except as and to the extent expressly set forth on Exhibit ”B” attached hereto.
Furthermore, this conveyance is made by Grantor and accepted by Grantee subject to the matters
set forth on Exhibit “C” attached hereto and incorporated herein for all purposes (the
“Development Standards”).
Current ad valorem taxes on the Property having been prorated, the payment thereof for
2006 and subsequent years is assumed by Grantee.
EXECUTED as of _______________, 2006.
GRANTOR:
Williamson County, Texas
By:
Printed Name:
Title:
Address:
301 S.E. Inner Loop, Suite 109
Georgetown, Texas 78626
Attn: Williamson County Judge
Telephone:
(512) 943-1662

STATE OF TEXAS

§
§

COUNTY OF WILLIAMSON §
This instrument was acknowledged before me on the _____ day of _________________,
2006, by ______________________________, ____________________________ on behalf of
Williamson County, Texas.
____________________________________
Notary Public in and for the State of Texas
13

When recorded, return to:
Naomi Walker
Georgetown Housing Authority
1702 Hart Street
Georgetown, Texas 78627

Exhibit “A”
(metes and bounds and survey to be provided by the County )
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Exhibit “B”
Permitted Exceptions
Any exceptions to title approved by the GHA
To be prepared after review of Title Commitment
1. Validly existing easements, rights-of-way, and prescriptive rights, whether of record
or not;
2. All presently recorded and validly existing mineral reservations, oil and gas leases,
mineral interests, and water interests outstanding in persons other than Grantor, and
other instruments, other than conveyances of the surface fee estate, that affect the
Property;
3. Validly existing rights of adjoining owners in any walls and fences situated on a
common boundary; any discrepancies, conflicts, or shortages in area or boundary
lines; any encroachments or overlapping of improvements;
4. All zoning laws, regulations and ordinances of municipal, county and/or other
governmental authorities affecting the Property; and
5. Taxes for 2006, which Grantee assumes and agrees to pay, and subsequent
assessments for that and prior years due to change in land usage, ownership, or both,
the payment of which Grantee assumes.

Exhibit “C”
DEVELOPMENT STANDARDS
Recitals
15

Williamson County, as Grantor herein, is hereby conveying the Property described on
Exhibit “A” to the GHA, as Grantee herein, and
Article III, Section 52 of the Texas Constitution precludes political subdivisions from
making unconditional gifts or donations to private entities if said gifts or donations lack
sufficient controls to ensure that an authorized public purpose is achieved, and
Grantor has determined that Grantee’s activities constitute an authorized public purpose,
and
Grantor has determined that, in order to comply with Article III, Section 52 of the Texas
Constitution, certain use standards must be imposed on the Property to ensure the continuation of
the above-stated authorized public purpose, and
Grantee has agreed to accept the conveyance of the Property, all on and subject to the terms
herein set forth. Grantor and Grantee hereby agree as follows:
1. The Recitals in the preamble above are found to be true and correct.
2. Development Standards. The following Development Standards are hereby approved
and imposed upon the Property:
a. No improvements may proceed within the boundaries of the Property that are
not in accordance with the mission of the GHA and/or in compliance with
Article III, Section 52 of the Texas Constitution.
b. Once the initial improvements to the Property have been completed, and for a
period of time commencing on the date the Deed (defined below) is recorded
in the Official Public Records of Williamson County, Texas and until
expiration of ______________ (___) years thereafter (the “Restriction
Period”), in the event at any time during the Restriction Period the GHA
ceases to use a material portion or the entirety of the Property for purposes
consistent with either Chapters 303 and 392 of the Texas Local Government
Code and/or Article III, Section 52 of the Texas Constitution (the
“Unauthorized Use”), and such failure continues for at least ninety (90) days
after receipt of written notice by GHA, the County may, by written notice to
GHA require GHA to pay to the County, the agreed fair market value of the
portion of the Property subject to the Unauthorized Use as of the date of the
Deed, which amount shall be payable by GHA within thirty (30) days after
receipt of such request by the County. For purposes of this Agreement, the
“fair market value” of the Property as of the date of conveyance to the GHA
shall be the amount reflected in Section 6 below.
c. Violation of, or failure to comply with, any provisions of these Development
Standards shall not affect the validity of any mortgage, lien, or similar
encumbrances on the property. Invalidation of any provision or provisions of
these standards by a Judgment or Court Order shall not invalidate any other
provision or provisions, which remain in full force and effect.
16

d. The above-described Development Standards may only be amended by
official action of the Williamson County Commissioners Court. These
Development Standards shall be incorporated into the deed of conveyance and
filed in the Official Records of Williamson County.
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June 21, 2011

Gary Wilson
Williamson County Facilities
3101 South East Inner Loop
Georgetown, TX 78626
Reference: Johnson Almquist House
Dear Mr. Wilson,
We are pleased to submit our assessment of the existing condition of the Johnson Almquist
House and ancillary buildings.
We have reported on the condition of the interior and exterior of the house, the exterior of the
garage and the exterior of the barn. Also included is an estimate of the cost of renovation for
replacement of the buildings and our recommendation for the disposition of this property.
If we can be of further assistance, please do not hesitate to call me.
Sincerely,

Keith Hickman
Principal
KAHickman Architects and Interior Designers

1517 East Palm Valley Blvd.

Round Rock, Texas 78664
512.255.9690 (o)
512.388.1843 (f)
www.kaharchitects.com
Established in 1984
Formerly OPUS 3, Architects & Planners

JOHNSON ALMQUIST HOUSE
W I L LIAMSON

COUNTY

ASSESSMENT OF EXISTING CONDITIONS

June 21, 2011

Johnson Almquist House
The Johnson Almquist House is located north of the City of Hutto, Texas, on the west side
of and in the 3100 block of FM 1660 just north of Chandler Road. It is east of Highway Toll
130 and between Route 79 on the south and Route 29 on the north. Very little development
has taken place in this area except for the Williamson County Municipal Solid Waste
Landfill. The house is located to the east of the landfill.
The house is a typical example of a two-story Queen Anne style house, built in 1902. It
contains approximately 2,000 square feet of area. The Williamson County Historic
Commission stated that the house and the other building on the property are not designated
or registered as historical and, thus, have no historical architectural significance.
The buildings were a gift to the City of Hutto some 10 to 15 years ago and there has been
no effort to protect the home from that time to the present. This has resulted in much
vandalism to the buildings in addition to the normal deterioration over time.

The Site –
The property is owned by the City of Hutto and is part of the County’s Solid Waste Land fill
program. The site contains the house, a two car garage with storage/shop, a barn and a
small unrecognizable, collapsed building. The driveway is deteriorated asphalt. There is a
septic tank in the south side yard that has dried out and is unusable. At the water well in the
front yard, there is an in-ground water meter, but it is unknown if it is connected. There is
evidence of a buried propane tank in the rear yard and an above-ground tank west of the
garage. The yard around the house contains several mature trees and once contained
gardens and walkways. There is the base of a tower that was possibly a cistern. The
condition of the underground items is unknown and all above ground items are in poor
condition.

1517 East Palm Valley Blvd.

Round Rock, Texas 78664
Established in 1984

512.255.9690 (o)

512.388.1843 (f)

Formerly OPUS 3, Architects & Planners

www.kaharchitects.com

The House –
Structural:
This house is an example of wood framed construction typical of the era. The wood floor is
raised from grade by using cedar posts inserted into the ground with the floor framing
above. These posts are deteriorated and are of suspicious structural integrity. Some areas
of the floors are spongy at both the first and second floor levels. Many holes in the exterior
walls and roof areas have allowed water infiltration to further degrade the structural frame of
the house. The roof framing is in poor condition. At the northwest corner of the house, a
tree branch has grown up the corner of the building and has weakened the framing in this
location.
Exterior:
The exterior siding is a vinyl material that probably replaced the original siding at some point
in the past. It is in poor condition and is missing in various locations. The rear and side
porches at the west and south exterior elevations have deteriorated floors and roof
elements. The shingle roof is in very poor condition with many holes. Most windows are
broken out and now boarded with plywood. There is some mechanical equipment in the
south yard, but is barely recognizable as an air conditioning unit. At the northwest corner of
the house, where a tree branch has grown, the branch has penetrated the exterior wall and
entered the eaves and roof to compromise the weather seal. All exposed wood surfaces
are weathered and the paint is peeling.
Interior:
When new, this house was probably quite beautiful. Now, the deterioration and vandalism
have rendered it unusable. There are holes in the walls, electrical and plumbing systems
are vandalized, the stair railing has been torn off, and one-time classic wood paneling and
cabinetry is destroyed. The electrical system is a knob and tube system that is very
dangerous to have in any home. The City of Hutto has removed connection to the main
electrical power lines from the overhead utility pole for safety. Any remaining carpet and
vinyl flooring is torn and partially removed. At some time in the past, the original kitchen
countertops were replaced with an unattractive yellow plastic laminate. Many areas of water
damage were observed at the walls and ceilings. On the ground level, there is a laundry
room, kitchen, dining room, living room and parlor.
Upstairs, the rooms have limited ceiling height in many locations due to the shape of the
roofline. All walls and ceilings are covered with thin wood-look paneling. There appears to
be three bedrooms and one bathroom. Roof/ceiling holes are visible from these rooms in
various locations. Again, light fixtures are vandalized and electrical and plumbing systems
are missing.

The Out Buildings –
The rear yard has the remnants of a tower that could have been a cistern. Around the tower
and in the rear yard there are walks and probable gardens, now all overgrown or destroyed.
The wood fence at the south of the property is in disrepair.
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The garage, with matching vinyl siding, is in poor condition. It has a concrete slab floor, but
no doors and the roof condition is questionable. There is access to the attic area only
through an opening in the ceiling.
The barn was once very well designed with open work areas on either side along its length
and a generous loft. This building is also much deteriorated with poor structural integrity
evidenced by the lean of the building. The rusted corrugated roof and siding panels have
character and may have some antique quality for salvage.
The other building on site is collapsed and of unknown use. It appears to be larger than the
garage but smaller than the barn. It also has metal roofing.

Conclusion/Recommendations Much work would be needed to restore this house. With a building of this age, there is a
high probability of asbestos containing materials (ACM) and lead based paint (LBP) being
present that would require expensive abatement. The cost would be prohibitive based on
the value of the end result. In our opinion, the structure is also too unstable to move the
house to a new location.
Our recommendation is to sell it, give it away or carefully dismantle it and salvage the
building materials and restore the site to original –pre 1900 condition. If this is your choice,
be certain to remove underground utilities, tanks, and sanitary systems.

Construction Cost Estimates –
Option One: Renovation:
ACM abatement
LBP abatement
Structural reinforcement, including jacking the building and replacing the foundation system,
and reinforcing the walls and floors
New structural and non-structural framing
New exterior wall finishes
New roofing
New interior finishes
New mechanical, electrical and plumbing systems
New landscaping and hardscape
Estimated Total:
$ 385,000.
Additional structural at Barn to make it serviceable
$ 50,000.
Option Two: House Reconstruction:
Photographic documentation
Total demolition
New construction (see above)
Estimated Total:

$ 495,000.
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Option Three: Salvage:
Deconstructive demolition
Sale of building materials

Photos –

Johnson Almquist
House

1. Vicinity Map showing site location in relationship to Interstate 35, Toll 130, Route 79,
Route 29 and the City of Hutto.
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Johnson Almquist
House

2. Vicinity satellite.

Williamson County
Municipal Solid
Waste Landfill

Johnson Almquist
House

FM 1660

3. Area satellite.
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House
Garage

Out Building
Barn

Well
Septic Tank
Propane Tank
(Water) Tower

Johnson Almquist House
4. Property satellite.

5. Front of house as viewed from the street: east elevation.

6

6. North-east elevation from the east. Existing tree (and root system) is very close to
the house. This is a concern for intrusion to the house foundation.

7. The driveway from the west looking to FM 1660. The asphalt is deteriorated.
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8. North elevation from the west: Observe the hole in the roof and the tree branch.

9. The tree branch enters the house behind the corner trim.
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10. The branch exits the house at one point, then enters again to continue up to the roof.

11. Here the branch enters the eave and roof to destroy any weather seal for the house
in this location.
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12. This shows the area under the floor framing. There is a vinyl stone-look material at
the base of the house that is not holding up well.

13. This is the under floor crawl space access. Too many critters here to allow further
exploration.
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14. The west porch at the rear of the house shows deterioration of the roof element.

15. This is at the southwest corner, showing both the west and the south porches and
the location of the garage beyond.
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16. The south porch with the deteriorated wood surface and missing railings.

17. At the south elevation you can see various holes in the roof and the destroyed air
handling unit (with surrounding fence).
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18. This is the southeast elevation of the house showing the front porch, the architectural
trim in various levels of disrepair and a patched hole in the roof.

19. A close-up of the foundation shows the deterioration of a corner cedar post and
associated floor framing.
13

20. The cover on the water well in the front yard did not allow further investigation.

21. There is a water meter next to the water well but there is no indication that it is
connected and operational.
14

22. This is the indication of an underground propane tank in the back yard.

23. In the back yard, there is the base to a tower, walks, gardens and the south property
line fence.
15

24. Inside the house, we look first at the kitchen.

25. This is the main bathroom. One of the many ceiling holes can be seen in this room.
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26. This shows the one time quality of detail at the living room woodwork at the walls and
the door frames.

27. The built-in bookcase in the living room was once a beautiful piece of cabinetry.
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28. This is the entry parlor. Here there is evidence of roof leaks and the light fixtures are
damaged and unusable.

29. Here is one of the upstairs bedrooms with a bathroom beyond.
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30. A close up of the hole in the bathroom ceiling.

31. The south elevation of the garage shows missing doors and missing or destroyed
siding.
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32. The “unknown out building” is obviously unusable.

33. The east elevation of the barn shows the definite lean to the north. It is unknow
when gravity will prevail and the barn will collapse.
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