




Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247

Property description, current conditions 
and any prior alterations or additions



 

The Legal Property Description is: 
Lot3, in Block 5 of Avondale Addition, an addition in Harris County Texas.

204 Stratford Street is a 3 story, single family dwelling that has fallen into 
disrepair due to neglect over a period of 15 years. The home was locked in 
probate for that time before it was purchased by it’s current owners who had the 
intent of refurbishing the structure.

The home has no mechanical function. There is no HVAC, No electrical 
infrastructure, and no viable plumbing. The wood throughout the structure is 
rotting and there is extensive mold and termite damage throughout the building. 
The property sits on a pier and beam foundation that is failing and makes the 
building unsafe. There are holes in the roof that caused by years of rot and 
neglect, and extensive water damage in the structure from years of exposure to 
rain.

The house was altered in the 1940’s and no longer has the historic 
characteristics that are consistent with the neighborhood. Two previous 
structures on the lot were demolished by the city of Houston for safety 
purposes, and there is an existing demolition notice on the property.

The house has become a nuisance in the neighborhood, and due to its rotting 
exterior is difficult to secure. There is evidence of prostitution and drug use in 
the structure. The flooring in the home has rotted through and is unsafe to walk 
on.   



 

Photographs 

Elevations of all sides of structure 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 



 

Front of Structure

Left Side of Structure



 

Back of Structure

Right Side of Structure



Drawings 

Current site plan or survey 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 





DOCUMENTATION 

Certified appraisal of the value of the 
property conducted  

by a certified real estate appraiser. 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 

































Assessed value of the land and 
improvements according to the two most 
recent assessments, unless the property is 

exempt from local property taxes. 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 
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SREEKUMAR LAKSHMI 
204 STRATFORD ST 
HOUSTON TX 77006-3220 
 
 

Property DescriptionTaxing Jurisdiction Rate per $100Taxable ValueExemptions Taxes
204 STRATFORD ST 77006
LT 3 BLK 5 AVONDALE .1378 AC 

Appraised Values

Total 2014 Taxes Due By January 31, 2015: $9,533.37
Payments Applied To 2014 Taxes $9,533.37

Total Current Taxes Due (Including Penalties) $0.00

Prior Year(s) Delinquent Taxes Due (If Any)                         $0.00

Total Amount Due For March 2015 $0.00

MIKE SULLIVAN
TAX ASSESSOR-COLLECTOR
P.O. BOX 3547
HOUSTON, TEXAS 77253-3547
TEL: 713-274-8000

Penalties for Paying Late Delinquent TaxesCurrent TaxesRate Total
By Febuary 28, 2015 $0.00$0.007% $0.00
By March 31, 2015 $0.00$0.009% $0.00
By April 30, 2015 $0.00$0.0011% $0.00
By May 31, 2015 $0.00$0.0013% $0.00
By June 30, 2015 $0.00$0.0015% $0.00

Land - Market Value 275,000
Impr - Market Value
Total Market Value
Less Capped Mkt Value

95,854
370,854

0
Appraised Value 370,854

Tax Bill Increase (Decrease) from 2009 to 2014:    Appraised Value  11%,     Taxable Value 11%,     Tax Rate 2%,     Tax Bill 13%.

Exemptions/Deferrals
 

0
0
0
0
0
0
0
0

370,854
370,854
370,854
370,854
370,854
370,854
370,854
370,854

1.196700
0.417310
0.027360
0.015310
0.170000
0.005999
0.106890
0.631080

$4,438.01
$1,547.61

$101.47
$56.78

$630.45
$22.25

$396.41
$2,340.39

Houston ISD 
Harris County
Harris County Flood Control Dist
Port of Houston Authority
Harris County Hospital District
Harris County Dept. of Education
Houston Community College System
City of Houston
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004-136-000-0003

2014 Property Tax Statement

Account Number

Web Statement

0041360000003
Statement Date: March 30,  2015

PLEASE CUT AT THE DOTTED LINE AND RETURN THIS PORTION WITH YOUR PAYMENT.

PAYMENT COUPON
Account Number
004-136-000-0003
Amount Enclosed

 
  $                                              .                   

MIKE SULLIVAN
TAX ASSESSOR-COLLECTOR
P.O. BOX 4622
HOUSTON, TEXAS 77210-4622

SREEKUMAR LAKSHMI 
204 STRATFORD ST 
HOUSTON TX 77006-3220 
 
 

IF YOU ARE 65 YEARS OF AGE OR OLDER OR 
ARE DISABLED AND THE PROPERTY 
DESCRIBED IN THIS DOCUMENT IS YOUR 
RESIDENCE HOMESTEAD, YOU SHOULD 
CONTACT THE APPRAISAL DISTRICT 
REGARDING ANY ENTITLEMENT YOU MAY 
HAVE TO A POSTPONEMENT IN THE 
PAYMENT OF THESE TAXES.

Scan the QR code to pay 
online or visit www.hctax.net

Make check payable to:

Web Statement - Date Printed: 03-30-2015

0041360000003



 

3/31/2015 Print Details

http://hcad.org/records/print.asp?crypt=%94%9A%B0%94%BFg%84%8D%83%7Bkj%8El%87tXt%5BW%9E%99%A2%D3%89%95%C2e%7CU%8A%7F%86… 1/2

 
HARRIS COUNTY APPRAISAL DISTRICT 

REAL PROPERTY ACCOUNT INFORMATION 
0041360000003

Tax Year: 2013

Print

Owner and Property Information

Owner Name &
Mailing Address:

MANNING JULIE A & EST
1400 POST OAK BLVD STE 1150
HOUSTON TX 77056-3005

Legal Description: LT 3 BLK 5
AVONDALE

Property Address: 204 STRATFORD ST 
HOUSTON TX 77006

 

State Class Code Land Use Code

B2 -- Real, Residential, Two-Family 1001 -- Residential Improved

Land Area Total Living Area Neighborhood Neighborhood
Group

Market Area Map Facet Key Map®

6,000 SF 3,593 SF 8316.03 1656 163 -- 1F Montrose, Fourth Ward 5357D 493T

Value Status Information

Capped Account Value Status Notice Date Shared CAD

No Noticed 03/29/2013 No

Exemptions and Jurisdictions

Exemption Type Districts Jurisdictions ARB Status 2012 Rate 2013 Rate

None 001 HOUSTON ISD Certified: 08/09/2013 1.156700 1.186700

040 HARRIS COUNTY Certified: 08/09/2013 0.400210 0.414550

041 HARRIS CO FLOOD CNTRL Certified: 08/09/2013 0.028090 0.028270

042 PORT OF HOUSTON AUTHY Certified: 08/09/2013 0.019520 0.017160

043 HARRIS CO HOSP DIST Certified: 08/09/2013 0.182160 0.170000

044 HARRIS CO EDUC DEPT Certified: 08/09/2013 0.006617 0.006358

048 HOU COMMUNITY COLLEGE Certified: 08/09/2013 0.097173 0.097173

061 CITY OF HOUSTON Certified: 08/09/2013 0.638750 0.638750

930 HC ID 6 Certified: 08/09/2013 0.125000 0.000000

957 AVONDALE T I F Certified: 08/09/2013   

Valuations

Value as of January 1, 2012 Value as of January 1, 2013

 Market Appraised  Market Appraised

Land 220,000  Land  220,000  

Improvement 119,591  Improvement  119,591  

Total  339,591  339,591 Total  339,591 339,591

Land

Market Value Land

Line Description
Site

Code
Unit
Type Units

Size
Factor

Site
Factor

Appr
O/R

Factor

Appr
O/R

Reason

Total
Adj

Unit
Price

Adj
Unit
Price

Value

1 1001 -- Res Improved Table
Value

SF1 SF 5,000 1.00 1.00 1.00 -- 1.00 40.00 40.00 200,000.00

2 1001 -- Res Improved Table
Value

SF3 SF 1,000 1.00 0.50 1.00 -- 0.50 40.00 20.00 20,000.00

Building

Building Year Built Type Style Quality Impr Sq Ft Building Details



All appraisals obtained by the owner in 
connection with the acquisition, purchase, 

donation, or financing of the property. 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 

No Appraisals were obtained prior to acquisition of the 
property. The property was not financed. An appraisal has 

been obtained since the acquisition and is attached. 



All Listings of the property for sale or 
rent that are less than a year old at the 

time of the application. 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247  



Current Listing 

 





Previous Listing 



 



Evidence of any consideration by the owner 
of uses and adaptive reuses of the property. 

Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 

There is no consideration by the owner to reuse the property. The current owner was planning to 
restore and remodel the property before it was deemed economically unviable and unsafe. 



Rehabilitation cost estimates, itemized 
and detailed, for identified uses or reuses, 

including the basis of cost estimates. 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 



Hance Construction Services 
1795 N Fry Rd * Katy, Texas  77449 

832-434-1986 

Date: March 31, 2015 
For: Robert Sharp 
Re: 204 Stratford 
 Houston, Texas 77016 

Dear Robert, 

Our inspection of the Stratford property showed that it is in need of pier and beam leveling, and various 
structural repairs. There is evidence of extensive damage due to termites and water penetration, primarily 
from the roof area, but also some penetration at the walls.  

Added to these issues, the costs associated with historical restoration of the exterior elevations will make 
the improvements discussed cost prohibitive as far as the targeted budget would allow. 

The interior of the house will pretty much need to be gutted and the exterior built back with original 
details restored on the exterior, effectively constituting a total rebuild. The siding and cornice details are 
in very poor condition and will pretty much need to be replaced. The original windows are in poor 
operating condition and will be costly to replace in the original sizes. 

It is our opinion that the needed repairs and restoration will be cost prohibitive, even without the planned 
addition or pool and the landscaping that will be necessary. There are also the additional costs of lead 
paint abatement, and mold remediation to consider.    

All factors considered, we feel the most cost effective approach would be to tear down the original 
structure and rebuild, and even that may warrant an increased budget, depending on final plans, and 
pending Historical District considerations. 

Please let us know if we can be of further assistance. 

Sincerely, 

Douglas Hance 

Hance Construction Services 
832-434-1986 





Comparison costs of rehabilitation of the 
existing building, demolition of the 

building, and new construction. 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 



While we do not have any plans to rebuild on this property, here is information from the National 
Association of Home Builders regarding average cost to build a new home: $246,453.00

This is compared to conservative estimates to restore the home above: $600,000.00 - 
$800,000.00



           The Average cost to demolish a single family home: $8,644.00, 
From: hometowndemolitioncontractors.com
http://www.hometowndemolitioncontractors.com/demolition-cost/building-demolition

 

http://hometowndemolitioncontractors.com
http://www.hometowndemolitioncontractors.com/demolition-cost/building-demolition


Complete architectural plans and drawings of the 
intended future use of the property, including new 

construction, if applicable/available. 
Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 

No drawings available at this time, the contractors quote’s are attached with the former section. 



Plans to reuse, recycle or salvage list of 
building materials if a COA is granted. 

Houston Code of Ordinances, Ch.33 Vll, Sec. 33-247 

We are happy to save and donate any building materials that can be salvaged from this structure. 
Much of the material is either covered in lead paint, rotten/ molded, or has termite damage. 

However, if the HAHC would like to walk the property and select materials to be salvaged, we are 
happy to comply with that request.  



Supporting Documentation 



Structural Engineering Report 

We were advised by an employee of the HAHC to have a structural analysis 
done on the property by a certified structural engineer. That report is below. 



































From The City of Houston  

Department of Neighborhoods 

Inspections and Public Services Division 

and Police Department 

204 Stratford is a Dangerous Building 







New Sewer Main $4,800.00
Permit $250
Sewer Main Connection $2,500
Removal of old pipe $1,300

16 New Piers pourd $9,600
5 New Beams Installed $4,750
Engineer $850
Permit $200
Removal of old piers and beams $850
under house land grading $1,350
Demo existing roof $1,200
Replace Roof trusses $3,400
Re-Roof $16,800
Lead Paint Abatement $3,700
Termite Tent $4,300
Mold remediation $3,200
Replacement of water damaged and mold infested studds $14,900
General Labor Costs $27,000
structural supports $3,000
waste removal $5,000
Hazerdouse waste removal $2,700
engineer $850
Plans $890
Wire House $12,500
New Box $2,700
Connection $2,000.00
fixtures $1,700

HVAC $14,800
Plumbing $27,000
Exterior Demo $13,500

Replacement cost vs. new build $6,700
structural supports $4,900
waste removal $1,200
Lead Paint Abatement $2,500
engineer $2,200

Exterior framing $22,000
Insulation $6,700
Front Porch Demo $3,500
Front Porch Re-Build $17,000
Window Repairs 46 windows x $590 $27,140
Window installation $6,600



Drywall $11,000
Exterior siding $7,000
Soffit repair! replacement $6,700
Interior door refinishing $8,820
Kitchen- mci Appliances $27,000
Cabinetry $13,000
Bathroom 1 $8,700
Bathroom 2 $11,500
Bathroom 3 $16,800
Fireplace repair $4,200
chimney replacement $3,200
interior floors- material $16,500
interior floors Installation $7,000
trim repair and refinishing $13,000
lighting fixtures $5,600
Plumbing fixtures $3,700
countertops $7,700
Paint $11,000
Carpet $5,200
staging rental $5,200.00
exterior doors $3,650.00
concrete repair exterior ground $8,700
home automation- fire /security lAy $8,700
carry cost $27,000
construction loan closing costs $9,800
miscc. $11,500
landscaping/tree service $13,000
fencing $4,700
tool! equiptment rental $3,900
Garage Build $22,000
fees! permits $3,900
Inspections $1,700

















ST I 204 I STRATFOK)  
street no. street name 

-cYCCUpally use 

subdivision stories date 
I AVONDALE HISTORICAL DISTRICT I 000 I SEP- 0r 5 I R3   

type group rating 

CITY OF HOUSTON 
CERTIFICATE OF COMPLIANC 

FOR SPECIFIED WORK ONLY 

Owner or Occupant: MANNING, JULIE 

The building listed hereon has bmvtluly= mspftt-  ed and found to comply with City of Houston - - -  
Construction Code requiremtn& =r ant pertaining thereto. I do hereby this day appalosf-  eAn  
issue this certificate with theIollo=wm• g exe -ons: 

THIS CERTIFICATE DOES NOT CERTIFY COMPLIANCE WITH THE 'AMERICAN WITH DISABILITIES' ACT. 

THIS CERTIFICATE IS ISSUED 'ONLY' FOR THE WORK PERFORMED Rq—A.CaIRVOICE WITH THE PERMIT. 

BID #2-GA1 AGE APARTMENT-RESIDENTIAL TWO STORY CINDBM.00K BUILDING ON 
CONCRETE SLAB. 

Project Number: 14103841 
Receipt Number: 5798902 

Film Number: 

Prepared byby CIRILO 
Building_ fficial for the City of Houston 
For Thom s J. osey, CBO, CASP 

D.B./DEMO/RESIDENTIAL BLD #2 GARAGE APARTMENT/C.C. 

suite lot block 

N/A  
occ. load 
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