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Project Summary:  

On August 2, 2016, the applicant requested a Certificate of Appropriateness (COA) to replace 12 original aluminum 
windows with 1-over-1 wood-composite windows on a contributing structure. The original windows consist of seven 
2-over-2 windows and five 1-over-1 windows. 

At their August 2016 meeting, the Houston Archaeological and Historical Commission (HAHC) reviewed the 
applicant’s request for a Certificate of Appropriateness and found that the proposal constituted a significant 
alteration of the structure’s historic character that did not meet Criteria 3, 4, 5, or 6 for approval for Alterations 
found in Chapter 33 Section 33-241(a). HAHC voted unanimously to partially approve the request. A COA was 
issued stating that the applicant may replace seven of the original windows on the sides that are damaged with the 
condition the applicant work with staff to find appropriate replacement windows that mimic the original lite patterns. 
The HAHC agreed with staff’s analysis that the front five windows were not damaged and should be retained, 
therefore the Commission denied the replacement of the front windows.  

In accordance with Chapter 33 Section 33-253, the applicant is appealing this decision to the Historic Preservation 
Appeals Board (HPAB).  

Charge to the Historic Preservation Appeals Board: 

To be approved, an alteration must meet all 11 criteria for approval found in Chapter 33 Section 33-241. The HAHC 
denied the request because it found the project did not meet Criteria 3, 4, 5, or 6. The applicant has the burden of 
proof to demonstrate that the project meets all applicable criteria for approval. Unless the HPAB finds that the 
project meets all criteria, it must uphold the decision of the HAHC.  
If the HPAB upholds the HAHC decision, the applicant may return to HAHC with a new or revised application for a 
more appropriate design or may appeal further to City Council. 

Project Description:  

At the time of the Glenbrook Valley Historic District designation by City Council, the traditional ranch style residence 
at 8815 Dover Street, constructed circa 1960, was classified as ‘contributing’ to the historic district. The applicant 
proposes to replace 12 original windows on all elevations with wood composite windows. 

Front (west): Replace three 2/2 windows with a single picture window to fit within the openings, and two 1/1 
windows with new 1/1 windows; 

Side (north): Replace one 1/1 window with a new 1/1 window; 

Side (south): Replace four 2/2 windows and two 1/1 windows with new 1/1 windows; 

Rear (east): Replace two 1/1 windows and one slider window. The rear elevation is not in the public right-of-way 
and is therefore out of the purview of the historic ordinance.   
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Criteria of Approval: 

Alterations:  To alter a contributing structure, the project must meet 11 criteria found in Section 33-241. These 
criteria are: 

1. The proposed activity must retain and preserve the historical character of the property; 

2. The proposed activity must contribute to the continued availability of the property for a contemporary use; 

3. The proposed activity must recognize the building, structure, object or site as a product of its own time and 
avoid alterations that seek to create an earlier or later appearance; 

4. The proposed activity must preserve the distinguishing qualities or character of the building, structure, 
object or site and its environment; 

5. The proposed activity must maintain or replicate distinctive stylistic exterior features or examples of skilled 
craftsmanship that characterize the building, structure, object or site; 

6. New materials to be used for any exterior feature excluding what is visible from public alleys must be 
visually compatible with, but not necessarily the same as, the materials being replaced in form, design, 
texture, dimension and scale; 

7. The proposed replacement of missing exterior features, if any, should be based on an accurate duplication 
of features, substantiated by available historical, physical or pictorial evidence, where that evidence is 
available, rather than on conjectural designs or the availability of different architectural elements from other 
structures; 

8. Proposed additions or alterations must be done in a manner that, if removed in the future, would leave 
unimpaired the essential form and integrity of the building, structure, object or site; 

9. The proposed design for any exterior alterations or addition must not destroy significant historical, 
architectural, archaeological or cultural material, including but not limited to siding, windows, doors and 
porch elements and must be compatible with the size, scale, material and character of the property and the 
area in which it is located; 

10. The proposed alteration or addition must be compatible with the massing, size, scale material and 
character of the property and the context area; and 

11. The distance from the property line to the front and side walls, porches, and exterior features of any 
proposed addition or alteration must be compatible with the distance to the property line of similar elements 
of existing contributing structures in the context area. 

The HAHC determined that the windows located on the sides of the structure were damaged beyond repair and 
could be replaced; however, replacing 2-over-2 windows with 1-over-1 windows did not meet criteria. Therefore the 
HAHC approved the replacement of the side windows with the condition that those windows with a 2-over-2 pattern 
be replaced with an appropriate window that mimics the original lite pattern. The HAHC also found that the five 
windows at the front were not damaged and should be retained and therefore denied the request to remove and 
replace those windows.  The HAHC determined that the application as proposed does not meet Criteria 3, 4, 5, or 
6.   

Please see Exhibit A – August 2016 HAHC Action Report for project details and analysis. 
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Applicant’s Grounds for Appeal: 

The applicant’s appeal email is attached as Exhibit C. 

Basis for the Applicant’s appeal: 

Sec. 33-253. Appeal. 

(a) The Historic Preservation Appeals Board ("HPAB") is hereby created. The HPAB shall consist of 5 
members and shall consist of two former members of the planning commission, two former members of the HAHC, 
and one citizen representative that has not served on either commission. Each member shall have extraordinary 
knowledge and experience in the archaeological, architectural, cultural, social, economic, ethnic or political history 
of the city, and must have a known and demonstrated interest, competence, or knowledge in historic preservation 
within the city. Members of the HPAB shall be appointed by the mayor, subject to confirmation by the city council. 
Each member shall serve for a term of two years and shall hold over until the member's successor is appointed. A 
member may be appointed to serve consecutive terms. The director, or in his absence or inability to act, a deputy 
director or assistant director of the department shall serve as a non-voting, ex officio member and as executive 
secretary to the HPAB. Three members of the HPAB shall constitute a quorum; however, in the event of vacancies 
on the HPAB, a majority of the members of the HPAB shall constitute a quorum. The HPAB shall elect its own chair 
and vice-chair. The mayor shall assign a staff member to serve as a liaison between the HPAB and the mayor's 
office. The HPAB shall adopt rules, procedures, and schedules for meetings as are necessary or convenient to 
accomplish the purposes of this article, and shall meet as needed when notified by the director of an appeal from a 
decision of the HAHC.  

(b) An applicant aggrieved by a decision of the HAHC with respect to any certificate of appropriateness may 
appeal to the HPAB by filing a written notice of appeal, stating the grounds for the appeal, with the director within 
ten days following the date the HAHC renders its decision, or in the case of an application for a certificate of 
appropriateness for demolition, the notice of appeal may be filed with the director not earlier than 90 days after the 
denial of a certificate of appropriateness by the HAHC as provided for in section 33-247(f) of this Code and not later 
than 120 days after the denial by HAHC. The director shall notify the members of the HPAB of the receipt of a 
notice of appeal and shall schedule a meeting of the HPAB to consider the appeal.  

(c) The HPAB shall consider the appeal within 45 days after a notice of appeal is filed with the director. The 
HPAB shall consider the application, the findings of the HAHC, written comments from the public, and any evidence 
presented at the meeting at which the appeal is considered. The HPAB shall reverse or affirm the decision of the 
HAHC based upon the criteria applicable to the certificate of appropriateness. If the HPAB does not make a 
decision on the appeal within 45 days after a notice of appeal is filed with the director, the decision of the HAHC 
with respect to the application for the certificate of appropriateness shall be deemed affirmed.  

(d) The director shall provide the applicant with notice of the time and place of the meeting at which each 
appeal will be considered by mail no less than ten days before the date of the meeting.  

(e) An applicant aggrieved by a decision of the HPAB may appeal to the city council. The city council shall 
consider the appeal at its first regularly scheduled meeting for which the required notice can be given. The city 
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council shall consider the appeal under the provisions of Rule 12 of section 2-2 of this Code. At the conclusion of 
the city council's review of the matter, the city council shall reverse or affirm the decision of the HPAB. The decision 
of the city council shall be final and exhaust the applicant's administrative remedies.  
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CERTIFICATE OF APPROPRIATENESS 

 

 

Basis for Issuance: 
Effective: 

 
 

 HAHC Approval 
 August 25, 2016 
 

COA valid for two years from effective date. COA is 
in addition to any other permits or approvals required 
by municipal, state and federal law. Permit plans 
must be stamped by Planning & Development 
Department for COA compliance prior to submitting 
for building or sign permits. Any revisions to the 
approved project scope may require a new COA.    

1 OF 13 

 

CERTIFICATE OF APPROPRIATENESS 
Application Date:  August 2, 2016   

Applicant: Yvette Solares, Renewal by Andersen for Harold Morgan, owner 

Property: 8815 Dover Street, Lot 4, Block 55, Glenbrook Valley Section 9 Subdivision. The property 
includes a historic  2,404 square foot, one-story wood frame single-family residence and attached 
garage situated on a 7,150 square foot (65' x 110') interior lot. 

Significance: Contributing traditional ranch residence, constructed circa 1960, located in the Glenbrook Valley 
Historic District.  

Proposal: Alteration – Windows.  
 Remove all 12 original aluminum 2/2 windows and replace with 1/1 composite windows.  
 Multiple windows are difficult to operate due to differential settlement causing wracking. 

Staff performed a site visit and found that due to differential settlement the windows on 
the sides and rear of the house are inoperable.  

See enclosed application materials and detailed project description on p. 5-10 for further details. 

Public Comment: No public comment received at this time.  

Civic Association: Glenbrook Valley Civic Association is not in support of the project. See Attachment A.   

Recommendation: Partial Approval: Approval to replace B,C,D,E,F,G,H,I. Work with staff to find appropriate 
replacement windows. 

Denial to replace “A” and “J”. 

HAHC Action: Partially Approved: Approval to replace B,C,D,E,F,G,H,I. Work with staff to find appropriate 
replacement windows. 

Denial to replace “A” and “J”. 
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APPROVAL CRITERIA 

ALTERATIONS, REHABILITATIONS, RESTORATIONS AND ADDITIONS 
Sec. 33-241: HAHC shall issue a certificate of appropriateness for the alteration, rehabilitation, restoration or addition of 
an exterior feature of (i) any landmark, (ii) protected landmark, (iii) any building, structure or object that is part of an 
archaeological site, or (iv) contributing building in a historic district upon finding that the application satisfies the following 
criteria, as applicable: 

 S    D   NA  S - satisfies     D - does not satisfy     NA - not applicable 

       (1) The proposed activity must retain and preserve the historical character of the property; 

       (2) The proposed activity must contribute to the continued availability of the property for a 
contemporary use; 

       (3) The proposed activity must recognize the building, structure, object or site as a product of its own 
time and avoid alterations that seek to create an earlier or later appearance; 
The proposed windows seek to create a later appearance by introducing a new window lite 
pattern. 

       (4) The proposed activity must preserve the distinguishing qualities or character of the building, 
structure, object or site and its environment; 
The proposed windows seek to introduce a new 1-over-1 lite pattern instead of the wide, 2-over-2 
horizontal panes that are a distinguishing characteristic of mid-century ranches. 

       (5) The proposed activity must maintain or replicate distinctive stylistic exterior features or examples 
of skilled craftsmanship that characterize the building, structure, object or site; 
Removal of the original aluminum windows does not maintain the distinctive stylistic exterior 
features and lite pattern that characterize the building.  

       (6) New materials to be used for any exterior feature excluding what is visible from public alleys must 
be visually compatible with, but not necessarily the same as, the materials being replaced in form, 
design, texture, dimension and scale; 
The proposed new windows are not visually compatible due to the change in lite pattern. 
Replacement windows featuring the original lite pattern would be acceptable. 

       (7) The proposed replacement of missing exterior features, if any, should be based on an accurate 
duplication of features, substantiated by available historical, physical or pictorial evidence, where 
that evidence is available, rather than on conjectural designs or the availability of different 
architectural elements from other structures; 

       (8) Proposed additions or alterations must be done in a manner that, if removed in the future, would 
leave unimpaired the essential form and integrity of the building, structure, object or site; 

       (9) The proposed design for any exterior alterations or addition must not destroy significant historical, 
architectural, archaeological or cultural material, including but not limited to siding, windows, doors 
and porch elements; 

       (10) The proposed alteration or addition must be compatible with the massing, size, scale material and 
character of the property and the context area; and 

       (11) The distance from the property line to the front and side walls, porches, and exterior features of 
any proposed addition or alteration must be compatible with the distance to the property line of 
similar elements of existing contributing structures in the context area.  
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PROPERTY LOCATION  

GLENBROOK VALLEY HISTORIC DISTRICT 

  
  

N 

8815 Dover 
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INVENTORY PHOTO  
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SITE PLAN 
  N 
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 WINDOW CONDITIONS 
EXISTING 
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 WINDOW CONDITIONS 
EXISTING 

 
 
 
 

 
 
 

Window C Interior: Differential 
settlement has caused separation 
of the window from the structure. 
This window is no longer operable. 

Window C Exterior: Differential 
settlement has caused separation 
of the window from the structure. 
This is evidenced by the gap as 
well as the displaced brick. 

Window F Exterior: Differential 
Settlement has caused the 
separation of the window frame 
from the building.  

Window I Exterior: Evidence of 
foundation failure that has led to 
the window wracking out of square 
and being rendered inoperable. 

Window H Exterior: Differential 
settlement has caused the window 
to separate from the structure. 

Window H Exterior: Differential 
settlement has caused the window 
to separate from the structure. 
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 WINDOW / DOOR SCHEDULE 
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APPLICANT WRITTEN DESCRIPTION 
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PROJECT DETAILS 

Windows/Doors: The applicant proposes to replace all 14 original 2/2 aluminum windows with 10 composite double 
hung 1/1 and horizontal slider windows in the existing openings.  
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  ATTACHMENT A 
CIVIC ASSOCIATION COMMENT 
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EXHIBIT B: 
AUGUST 2016 HAHC UNOFFICIAL MEETING TRANSCRIPT  

(PREPARED BY STAFF FOR INFORMATIONAL PURPOSES)  
  



Transcription of 08/25/2016 HAHC Meeting – Agenda Item A.4 8815 Dover Street 

Staff: The applicant proposes to remove all twelve original two-over-two windows and one-over-one 
windows, and replace with one-over-one composite windows. Staff performed a site visit, and found 
that due to differential settlement, the windows on the sides of the house are inoperable. Multiple 
windows on the sides and rear of the structure are difficult to operate due to differential settlement 
causing racking. The windows on the front of the home appear to be in good, working condition. The 
applicant’s proposed windows alter the fenestration pattern of the home. Staff recommends partial 
approval of the COA: approve to replace windows B, E, F, G, H, I, with windows that mimic the existing 
fenestration pattern; and denial to remove and replace windows A and J.  

Chairman Welsh: Okay, I don’t believe we have anyone signed up for this item. Is the applicant here? 
Okay, alright. Do we have any questions for staff at this time? Okay, no questions. Any discussion? 
Nobody wants to talk about windows anymore? 

Commissioner Boesel: Were there any windows that have already been removed? 

Staff: No. They came to us beforehand. All windows are still intact. (Crosstalk) The front windows are in 
very good condition that’s why we’re (crosstalk) recommending to save the front.  

Chairman Welsh: Okay. 

Commissioner Boesel: Okay, so, alright. Thank you.  

Chairman Welsh: Okay, so any other discussion? Okay, could staff restate their recommendation, 
please? 

Staff: Staff recommends partial approval of the COA: approval to replace windows B, E, F, G, H, I, with 
windows that mimic the existing fenestration pattern; and denial to remove and replace windows A and 
J.  

Chairman Welsh: Okay, alright. Do I hear a motion? Okay, Commissioner Ardoin makes a motion to grant 
a Certificate of Appropriateness per staff recommendation. Is there a second from anybody? Okay, 
Commissioner Garcia-Herreros seconds. All those in favor please raise your hands. And that’s 
unanimous. Okay, so that item has been granted a Certificate of Appropriateness.  
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EXHIBIT C: 
APPLICANT APPEAL LETTER 

 

 



To:  Houston Archaeological & Historical Commission  

 

From:    Harold & Daphne Morgan 

 

RE:  NOTICE OF APPEAL    HPO File # 160808 

 

We are appealing the decision of the window alterations of the property location at 8815 DOVER STREET  

Houston, Texas.   

We do not agree with your decision of NOT APPROVING the replacement of WINDOWS; listed as 

A and J.   

 Please consider the following items in our appeal. 

• Windows are located in the northwest section of the resident.  Energy efficient windows are 
needed at this location due to north winds in the winter (creating a draft in the windows).  
In the summer, losing air and a great amount of heat radiating in the house.   
 

• In reference to maintaining the same lite pattern, based on consultation with the window 
company, it would cost an additional $6000.00 per window to maintain the present pattern. 

 
 

•  There are several other homes throughout the neighborhood that have the exterior 
features of windows we are requesting. 
 

Creating an energy efficient home is our main goal.  We are both retired and seeking ways to cut cost 
and continuing to live in a great neighborhood, GLENBROOK VALLEY.   

 



 

 

 



 

 



 


