


To: Houston Archaeological and Historical Commission
From: Brickmoon Design

Date: February 4, 2015

Subject: COA Application — 501 Highland Description

This project consists of constructing a two story addition to the rear and side of the
existing two story home on the corner lot at 501 Highland. The addition is located
completely behind the original extent of the home and consists of a two story addition
that connects the existing two story garage to the original home. The original two story
structure already has a non-contributing one story addition to the rear and side of the
home that we will be removing and expanding into two stories. The original two story
garage we will keep in the same location but raise the second floor and roof line up to
align with the new addition. The two story element has been designed with a hipped
roof to reduce the visual impact and scale of the addition and also keeping it lower than
the original structure’s ridge height. All new windows will be wood windows except for
the windows and doors on the rear of the new addition that faces the backyard and is
not seen from the public right of way. The windows that we are removing are in the
non-contributing one story addition and the west interior side of the existing home at
least 50% back from the front of the house. The raised garage will be changed from a
siding exterior to a thin brick exterior as outlined in our drawing submittal. The existing
porch is a wood framed porch with a stucco wrap. Since the stucco needs to be
replaced again this porch can be maintained, lifted and reinstall the stucco with no
problems to match the existing stucco character of the home but installed properly.

Additionally we are proposing to raise the existing home as outlined in the drawings to
allow for proper crawlspace ventilation and stucco detailing. There are several reasons
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for lifting the existing house. The current stucco is not installed correctly so it needs to
be replaced to begin with as the house has moisture penetration issues due to the
improper installation of the existing stucco. In addition the stucco wall extends all the
way to the ground, thus the stucco touches the ground and just seeps up and soaks in
water, along with bug infestation, due to its improper installation. Because the stucco
wall extends all the way to the ground, the crawlspace of the existing house is not able
to vent properly thus increasing the moisture issues below the home which has had an
impact on the existing framing members and will continue to be a problem for the life of
the home. The home needs to be lifted per our submittal drawings to allow for a
perimeter grade beam to be installed to allow for the weight of the stucco wall to be
supported properly and also help above grade to eliminate touching the adjacent grade.
This will also enable us to add crawlspace vents to the exterior face of the crawlspace
to move air underneath the home and dry out any moisture that is trapped in the
crawlspace cavity. This will also enable the first floor foundation to be insulated
properly and get the lowest framing members of the crawlspace 18” above grade which
is also the current building code requirements for non-treated wood framing members.
There are no issues with raising the existing home as the stucco needs to be replaced
and a home can easily be lifted including the existing porch just like 1330 Cortlandt (see
attached photos for reference).

The existing stucco is going to be removed and replaced due to the moisture and
termite damage inside the home as it was not installed properly. Please see the stucco
review letter from Victor Flores for details and the attached photos. We will be matching
the existing stucco finish and texture with the new replaced stucco on both the house
and the addition.

Unfortunately the demolition company was over zealous in their initial demolition to
figure out the stucco moisture issues and removed more shiplap than they should have.
Bracing has been installed to mitigate the removal of the shiplap and a new membrane
for structural support will be added upon continuation of this project (once permitted) to
correct this issue and maintain the existing historic material of the home with the
exterior framing. See attached photos for added bracing support.
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Photos of the Existing Stucco

Many different textures and patches are visible on the existing stucco from many years
of repairs. You can also see cracks and damage due to improper installation and
moisture problems. There are also numerous layers of stucco patches already existing.
If any additional layers of stucco or paint are added, the windows will become recessed
into the stucco and overtake the existing window trim.
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Photos of Added Bracing Support
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Reference_Photos of 1

330 Cortlandt
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WINDOW SCHEDULE

MARK | QTY | WDTH HEIGHT TYPE WALL | DESCRIPTION

@ 5 3-0" 5'-6" DOUBLE HUNG | 2X4 | EXISTING TO REMAIN (5), 2 TO BE REMOVED

1 2'-9" 5'-0" DOUBLE HUNG | 2X4 | EXISTING TO REMAIN

@ 1 3-0" 2'-10" SLIDE 2X4 | EXISTING TO REMAIN

@ 1 3-0" 2'-10" DOUBLE HUNG | 2X4 | EXISTING TO REMAIN

@ 2 2'-10" 5'-0" DOUBLE HUNG | 2X4 | EXISTING TO BE REMOVED

@ 1 3-10" 3-0" DOUBLE HUNG | 2X4 | EXISTING TO BE REMOVED

@ 1 2'-6" 2'-6" FIXED 2X4 | EXISTING TO BE REMOVED

@ 2 38" 5'-6" DOUBLE HUNG | 2X4 | EXISTING TO REMAIN

@ 1 2'-4" 3-10" DOUBLE HUNG | 2X4 | EXISTING TO BE REMOVED

@ 1 3-0" 3-10" DOUBLE HUNG | 2X4 | EXISTING TO BE REMOVED

® 7 2'-6" 4-9" DOUBLE HUNG | 2X4 | EXISTING TO BE REMOVED

@ 2 2'-0" 2'-8" DOUBLE HUNG | 2X4 | EXISTING TO BE REMOVED

@ 2 3-0" 3'-6" DOUBLE HUNG | 2X4 | NEW WOOD WINDOW

@ 8 3-0" 5'-6" DOUBLE HUNG | 2X4 | NEW WOOD WINDOW

@ 3 2'-0" 2'-8" DOUBLE HUNG | 2X4 | NEW WOOD WINDOW

® 1 (3)3-6" 1'-6" FIXED 2X4 | NEW WOOD WINDOW

@ 2 2'-6" 3'-6" FIXED 2X4 | NEW IRON WINDOW (NOT VISIBLE FROM PUBLIC R.O.W.)

® 1 (3)3-0" 6'-0" CASEMENT 2X4 | NEW IRON WINDOW (NOT VISIBLE FROM PUBLIC R.O.W.)

DOOR SCHEDULE

MARK | QTY | WIDTH HEIGHT TYPE WALL | DESCRIPTION

@ 1 3-0" 7'-0" EXTERIOR 2X4 | EXISTING TO REMAIN. FOYER

@ 4 2'-0" 6'-8" INTERIOR 2X4 | EXISTING TO BE REMOVED. DINING, BDRM 1, APT BATH

@ 2 2-8" 6'-8" EXTERIOR 2X4 | EXISTING TO BE REMOVED. KITCHEN, STORAGE

@ 9 2-8" 6'-8" INTERIOR 2X4 | EXISTING TO BE REMOVED. BDRM 1, BDRM 2, BDRM 3, BDRM 4,
BATH 2, APT KITCHEN, GARAGE APT, APT VANITY

@ 4 2'-6" 6'-8" INTERIOR 2X4 | EXISTING TO BE REMOVED. VANITY, BDRM 2, BDRM 3, BDRM 4

@ 2 3-0" 6'-8" EXTERIOR 2X4 | EXISTING TO BE REMOVED. BDRM 1, APT ENTRY

@ 1 2'-6" 6'-8" EXTERIOR 2X4 | EXISTING TO BE REMOVED. WATER HEATER CLOSET

1 (2)2'-6" 6'-8" INTERIOR 2X4 | EXISTING TO BE REMOVED. BDRM 2

@ 1 (2)3-0" 6'-8" INT. POCKET | 2X6 | NEW DOORS. STUDY

@ 3 2-4 6'-8" INTERIOR 2X4 | NEW DOOR. POWDER, CLOSET 1, MASTER BATH

@ 1 2'-8" '-8" EXTERIOR 2X4 | NEW DOOR. KITCHEN

@ 1 (3)3-0" -0" EXTERIOR 2X4 | NEW IRON DOORS. FAMILY (NOT VISIBLE FROM PUBLIC R.O.W.)

@ 2 2'-8" -0" EXTERIOR 2X4 | NEW IRON DOOR. MUDROOM, PARTY/BAR (NOT VISIBLE FROM
PUBLIC R.O.W.)

1 2-6" 6'-8" INT. POCKET | 2X6 | NEW DOOR. MUDROOM

@ 1 3'-0" 6'-8" EXTERIOR 2X4 | NEW 30 MIN FIRE RATED DOOR W/ SELF CLOSING HARDWARE.
GARAGE

4 2-6" 6'-8" INTERIOR 2X4 | NEW DOOR. BATH 1, BATH 2, BATH 3, CLOSET 3

@ 3 2'-8" 6'-8" INTERIOR 2X4 | NEW DOOR. BEDROOM 1, BEDROOM 2, MASTER BEDROOM

1 (2)2'-0" 6'-8" INTERIOR 2X4 | NEW DOOR. BEDROOM 2

1 2'-8" 6'-8" INT. POCKET | 2X6 | NEW DOOR. UTILITY

@ 1 (21'-3" 6'-8" INT. POCKET | 2X4 | NEW DOORS. MASTER BATHROOM

@ 1 3'-0" 6'-8" INTERIOR 2X4 | NEW DOOR. STUDIO

@ 1 (2)2’-0" 6'-8" EXTERIOR 2X4 | NEW DOOR. STUDIO

DOOR & WINDOW SCHEDULES

01.07.15
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To whom this may concern,

‘After inspecting the stucco application at 501 highland, it is my recommendation that the
stucco be removed so that a correct stucco/plaster application is performed and brought up to
todays standards in a uniform manner. It is obvious that stucco repair has been attempted
over the years and failed not only to achieve an aesthetic standard but more importantly a
functional one. Cracks observed in the walls where stucco repair has been attempted in the
past have failed to seal with original application causing damage to it and water penetrations
at window seams and corners. Bringing the stucco to todays standards by adding waterproof
building paper, and metal lathe will prevent any future water seepage into the structure and
wood windows allowing the home to stand for generations to come .

In addition the many applications performed to the existing house have surpassed existing
window trim surface levels. Any additional plaster/stucco application will leave the woodwork
at a negative surface creating a space for water accumulation.

Itis my recommendation that the existing stucco be replaced with today's standards while
preserving existing historic texture and finish on the new application. Done in a professional
- manner will conserve historic contributions to the neighborhood and will allow for a healthy
home for many years to come.

ictor Flores



V.F. INC

VIcTOR FLORES 713.410.1815
2513 PECAN CHASE
RICHMOND TX 77406
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