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         October 12, 2017 
 

NOTICE OF APPEAL OF DENIAL OF  

CERTIFICATE OF APPROPRIATENESS 
 
 

By electronic mail (patrick.walsh@houtx.gov) 
 

Mr. Patrick Walsh, P.E. 
Director 
Historic Preservation Appeal Board 
 
 

Re:    901 Heights Boulevard 
 Ryan Strickland, Applicant 
 

Dear Mr. Walsh and Members of the Houston Preservation Appeal Board: 
 
          I am writing on behalf of my client, Ryan Strickland, to appeal the denial of a 
Certificate of Appropriateness for the demolition of a dilapidated structure located at 901 
Heights Boulevard.   
 
 The structure, which was formerly a single-family residence, is incapable of being 
restored to a habitable dwelling.  It has been gutted, vandalized and looted, and now sits 
as a blight on the Heights neighborhood, right on its showcase boulevard.   
 
 In his application for a demolition COA, and in two hearings before the HAHC, 
Mr. Strickland demonstrated beyond any doubt that he meets all of the criteria for the 
COA.  However, inexplicably, over the spirited dissent of many of its members, the 
HAHC denied his application.  We ask this Board to reverse that decision and approve 
the COA. 
 

I.     Background 

 
 Mr. Strickland first purchased the property at 901 Heights Boulevard in 2014, 
intending to renovate it and make it his residence.  However, he soon learned that the 
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house (which had been gutted by its prior owner) was structurally unsound and could not 
feasibly be restored.  In late 2014, he made his first application for a demolition COA, 
which was denied.  He applied again for a demolition COA in April of this year.  His 
application was deferred at the HAHC hearing in June and was denied in a split decision 
at the hearing on July 15, 2017. 
 

II.     The COA Requirements 

 
 The first requirement for a demolition COA is that “the building, structure, or 
object has seriously deteriorated to an unusable state and is beyond reasonable repair.”  
Code Sec. 33-247(a).   
 
 In his application and at the HAHC hearings, Mr. Strickland presented 
overwhelming evidence establishing this requirement.  We would encourage the Board 
members to drive by the property to see for themselves, as it is immediately apparent that 
the house is in an unusable state and beyond reasonable repair.  A large percentage of the 
exterior siding is missing; the windows are all missing and are boarded up; the flooring 
has all been stolen and there is no remaining floor; the rotting shell of the house is sitting 
on piers that resemble large cinder blocks that are stacked in a highly unstable manner; 
and all of the interior walls and doors are missing. 
 
 Mr. Strickland’s application included a report from two structural engineers who 
examined the house and concluded with certainty that it is structurally unsound and 
cannot be restored.  One of those engineers also spoke at the HAHC hearings.  The 
HAHC staff did not provide any rebuttal from a qualified, licensed, structural engineer.  
In fact, in its recommendations, the staff did not contend that Mr. Strickland failed to 
meet this first requirement. 
 
     The second requirement for a demolition COA is that the applicant must show either 
(i) “an unreasonable economic hardship” [Sec. 33-247(c)] or (ii) “an unusual or 
compelling circumstance.” [Sec. 33-247(d)].  Mr. Strickland’s application relies on the 
“unreasonable economic hardship” prong, and he clearly meets that requirement. 
 
 A.     Unreasonable Economic Hardship 

 
      Under the Code, the determination of an “un unreasonable economic hardship” is 
based upon the following criteria: 
 
 (1)   That the property is incapable of earning a reasonable return, regardless of 
 whether the return is the most profitable return, including without limitation, 
 regardless of whether the costs of maintenance or improvement of the property 
 exceed its fair market value; 
 
 (2)     That the owner has demonstrated that the property cannot be adapted for 
 any other use, whether by the current owner, by a purchaser or by a lessee, that 
 would result in a reasonable return; 
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 (3)     That the owner has demonstrated reasonable efforts to find a purchaser or 
 lessee interested in acquiring the property and preserving it, and that those efforts 
 have failed; and 
 
 (4)    [Not applicable]. 
 
Code Sec. Sec. 33-247(c). 
 
 Mr. Strickland satisfied the first two criteria by showing that the house is 
structurally unsound and cannot be restored.  As the structural engineer stated in his 
report: 
  
 ° All foundation, piers and beams must be replaced; 
 
 ° All roof and roof rafters must be removed and disposed of; 
 
 °  All plumbing is missing; 
 
 °  All electrical is missing; 
 
 ° All windows are missing; 
  
 ° All floors, decking and flooring are missing; 
 
 ° All shiplap is missing;  
 
 ° All interior walls and doors are missing; 
 
 ° All stairs must be removed and disposed of; 
 
 ° A large percentage of the exterior siding must be removed and disposed 
  of; 
 
 ° All termite-infected wood (which is substantially all of the wood in the  

  house) must be replaced. 
 
To be clear, there is virtually nothing remaining that could be used in a restoration.  The 
property is inhabitable and cannot reasonably be made habitable.  It is a safety hazard and 
a public hazard and cannot generate any economic return, much less a “reasonable 
return.”  It also stands to reason that it cannot be adapted to any other use that would 
generate a reasonable return. 
 
 The third and final applicable criterion is a showing that “the owner has 
demonstrated reasonable efforts to find a purchaser or lessee interested in acquiring the 
property and preserving it, and that those efforts have failed.”   Mr. Strickland has 
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introduced evidence showing that he “pocket listed” the property without success.  He 
also listed the house on the MLS system beginning in May of this year.  To date, he has 
received virtually no interest and not a single offer. 
 
     Nor is that surprising.  Under the real estate disclosure laws, Mr. Strickland is 
required to disclose to any prospective purchaser those material defects of which he is 
aware.  He is on public record stating that the house is structurally unsound and cannot 
reasonably be restored.  That would need to be disclosed to purchasers, as would the fact 
that the HAHC has ruled that he cannot tear down the house.  At the June 15 hearing, one 
of the HAHC board members mentioned the disclosure requirements and stated that 
someone “would have to be crazy” to buy the house and that the house “will never sell.” 
 
      Another HAHC member who voted for demolition stated that she is tired of 
neighbors asking her “when are you going to do something about that house?” 
 
 Mr. Strickland purchased the house in 2014 and has been in limbo ever since.  He 
has been making monthly mortgage payments that he cannot afford on a house that he 
cannot use.  The HAHC’s ruling has left him in an untenable position in which he cannot 
restore the house, or tear it down, or sell it. The HAHC’s decision was arbitrary and 
capricious, and amounts to an unconstitutional taking of Mr. Strickland’s property.   
 
 Mr. Strickland is not the only one who is suffering.  The whole neighborhood is 
suffering. The house looks like something you would find in a distressed neighborhood, 
not on Heights Boulevard.  Several neighbors attended the HAHC hearings and begged 
the HAHC to let the house be demolished.  They are justifiably alarmed and annoyed that 
a house that is an obvious tear-down (and is close to a Metro stop) has become a magnet 
for criminal activity.  They feel that the City should be protecting the residents and their 
property values rather than “preserving” an eyesore that has no real historical value. 
 
 B.     Unusual or Compelling Circumstance 

 
 Mr Strickland submits that he has established the “unreasonable economic 
hardship” requirement for a demolition COA.  While it is not necessary for him to do so, 
he has also satisfied the alternative requirement, the showing of “an unusual and 
compelling circumstance,” the three criteria for which are: 
 
  (1)   That current information does not support the historic or archaeological 

significance of the building, structure or object or its importance to the integrity of 

an historic district, if applicable. 

 

 Contrary to the staff’s recommendations, Mr. Strickland need not go back in time 
and establish that the house should not have originally been designated as a “supporting 
structure.”  Instead, the “current information” that is relevant to this criterion is the fact 
that there is virtually nothing remaining of the original house that is capable of 
restoration and that has any historical significance.   
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 (2) Whether there are definite plans for reuse of the property if the 

proposed demolition is carried out and what effect such plans have on the 

architectural, cultural, historical or archaeological character of the context area.  

 
          After demolition, Mr. Strickland plans to build a new home that would be his 
residence.  He has had architectural plans prepared by a respected local architect, and 
those plans were submitted with his application.  The proposed plans depict an 
understated, Heights-appropriate home that fits in well with the historical “look and feel” 
of the neighborhood.    
 
 In its recommendations, the HAHC staff acknowledged that the use proposed by 
Mr. Strickland is “appropriate for the district.”  However, the staff opined that demolition 
of the existing house would “diminish the remaining historic character of the 
intersection.”  With all due respect, this is an aesthetic judgment which the staff is not 
qualified to make and, further, it is flat-out wrong.  At present, the existing house is a 
candidate for the house that most diminishes the historical character of the neighborhood.  
In addition, right next door on Heights Boulevard is a squalid two-story apartment 
complex.  Side by side, those structures deliver a powerful one-two punch to the aesthetic 
sensibilities of anyone driving down Heights Boulevard. The replacement house 
proposed by Mr. Strickland would be a huge upgrade to what is there now and, in a 
decade or two, once it has acquired some patina of age, it will look like it has been there 
as long as the other historic homes. 
 
 (3) Whether reasonable measures can be taken to save the building, 

structure or object from further deterioration, collapse, arson, vandalism or neglect.  

 
 At the hearing before the HAHC, Mr. Strickland demonstrated that he has 
boarded up the windows (which were stolen), treated that property for termites, and has 
covered up holes in the roof to prevent water penetration.  Short of erecting a 
containment wall around the property to ward off further theft and vandalism, there is 
very little else that Mr. Strickland can do to prevent further deterioration.  This is 
precisely why the house needs to be torn down and replaced. 
 
 Mr. Strickland is proposing to replace the eyesore with a charming residence that 
comports with the historical style of the Heights.  Should this Board approve the 
demolition COA, the HAHC will, of course, have the final say in approving the design 
and other elements of the new residence.  The neighborhood will be much better off and 
your decision will be praised.    
 
 Please let me know if there is any other information you need from Mr. 
Strickland.   Thank you for your consideration and your service. 
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     Very truly yours, 

         
     Mark S. Hellinger 
 
MSH/lg  
cc: Houston Archaeological and Historical Commission  
 By electronic mail (historicpreservation@houtx.gov) 
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June 29, 2017 
 
TO: Mr. Ryan Strickland 
 520 Jefferson Street 
 Bryan, TX 77801 
 
RE: STRUCTURAL REPLACEMENT/REPAIR SUMMARY 
 
Dear Mr. Strickland: 
 
Per your request, I have summarized the approximated replacement/repair material percentages below.  These values should 
be in line with the previous report and may include an update based on subsequent visits to the residence located at 901 
Heights Blvd, Houston, TX.  The scope of this summary does not provide for any warrantee or guarantee, either expressed or 
implied, makes no account for any future repairs performed on any structural systems and is not intended to be used for 
design purposes. 
 

Structural System % Replacement/Repair Notes 
Foundation 100% While the material (CMUs) may be serviceable, adequate site drainage 

must be addressed, along with proper foundation-to-structure design. 
Floor Joists 60% A fair number of boards are serviceable with the rest needing some level 

of replacement or stiffening.  Additional floor joist material will be 
required to support wall and structural loads that currently do not exist. 

Flooring/Deck 100% As there currently exists no flooring in the house, this will be a complete 
replacement of both sheathing and flooring material. 

Wall Studs 80% This percentage constitutes a near complete rebuild/repair of all exterior 
walls and the majority of the interior walls.  This figure could increase once 
interior lap siding is removed.  All window and door openings will need to 
be reframed. 

Wall Top/Sill Plates 80% From what is visible, most sill plates will need to be replaced in their 
entirety due to rot with the remainder needing some level of 
repair/shoring. 

Wall Sheathing – 
Interior 

95% There currently exists little to no interior wall sheathing and will require 
complete replacement of materials.  The existing internal lap siding may 
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be serviceable, however that could change upon inspection of the interior 
side.  

Wall Sheathing – 
Exterior 

60% This percentage represents what is visible of the original lap siding via the 
interior of the residence and would most likely require replacement.  Once 
the vinyl siding is removed in its entirety, the percentage could increase.  

Roof Trusses 80% Approximately 40% will require replacement due to rot and improper 
modifications while the other 40% will require additional material to 
provide structural support due to sagging and lack of support.  

Roof Deck 40% From what is visible on the underside, this percentage has been 
approximated.  It is recommended to replace the decking in its entirety to 
ensure proper design. 

Roof – Shingles 100% Based on the condition of the roof, a complete replacement is 
recommended. 

Estimated Total 
Replacement/Repair 
% 

80% This number could increase based on additional findings, but at a minimum 
the residence would require approximately 80% rebuild or repair with new 
material. 

 
 
Should you have any questions regarding this summary, please feel free to call me. 
 
Regards,  
Melgoza Engineering, TBPE – F-17981 
 
Andres Melgoza, P.E., M.ASCE 
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901 Heights Blvd Cumulative Days On Market (CDOM): 139 

      

Single Family Current Listing Days On Market (DOM): 27

      

MLS# 51915455
 

Office Agent Field Old Value New Value Price Date DOM

AXRE01 JKrueg ListStatus  act $740,000 09/14/2017 1

MLS# 41229340
 

Office Agent Field Old Value New Value Price Date DOM

AXRE01 jkrueg ListStatus act term $740,000 09/14/2017 112

AXRE01 jkrueg ListPrice 750000 740000 $740,000 09/14/2017 112

AXRE01 jkrueg ListPrice 760000 750000 $750,000 06/12/2017 18

AXRE01 jkrueg ListPrice 775000 760000 $760,000 06/01/2017 7

AXRE01 jkrueg ListStatus  act $775,000 05/25/2017 1

MLS# 52592240
 

Office Agent Field Old Value New Value Price Date DOM

AXRE01* JKrueg* ListStatus pend closd $385,900 05/15/2014 163

SUAN02 bmccreight OfficeSell INTL01 AXRE01 $385,000 05/10/2014 163

SUAN02 bmccreight AgentSell ROSSR JKrueg $385,000 05/10/2014 163

INTL01* ROSSR* ListStatus act pend $385,000 04/21/2014 163

SUAN02 bmccreight ListStatus pend act $385,000 04/18/2014 160

AXRE01* JKrueg* ListStatus PSHO pend $385,000 04/05/2014 160

AXRE01* JKrueg* ListStatus op PSHO $385,000 03/20/2014 160

AXRE01* JKrueg* ListStatus act op $385,000 03/06/2014 160

SUAN02 bmccreight ListStatus op act $385,000 01/03/2014 93

PTXP01* Wiseman* ListStatus act op $385,000 12/25/2013 98

SUAN02 bmccreight ListPrice 420000 385000 $385,000 10/21/2013 33

SUAN02 bmccreight ListStatus  act $420,000 09/18/2013 1

MLS# 7731054
 

Office Agent Field Old Value New Value Price Date DOM

SUAN02* bMccreight* ListStatus op closd $275,000 06/29/2010 46

SUAN02* bMccreight* ListStatus act op $299,000 06/22/2010 49

KWHM01 ettinger ListPrice 330000 299000 $299,000 06/16/2010 43

KWHM01 ettinger ListStatus  act $330,000 05/04/2010 1

* denotes the selling agent and office
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