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CERTIFICATE OF APPROPRIATENESS 

Application Date:  April 26, 2017   

Applicant: Ryan Strickland, S&I Residential, owner 

Property: 901 Heights Boulevard, Lot 12, Block 231, Houston Heights Subdivision. The property includes a 
historic 1,260 square foot, one-story wood frame single-family residence and a detached garage 

situated on a 7,500 square foot (50' x 150') corner lot.  A new two-story garage apartment was 

approved by the HAHC in April 2015.   

Significance: Contributing Queen Anne residence, constructed circa 1910, located in the Houston Heights 
Historic District South.   

Proposal: Demolition of a contributing one story residence.  

The HAHC denied a COA for demolition of the existing residence in October 2014 under criteria 
33-247 (c) and (d), unreasonable economic hardship and unusual and compelling circumstances.   

In 2010 the previous owner received a COA for an addition that was never constructed, though 
interior demolition was begun in 2011 without permits.  

The current owner acquired the property in an ‘AS-IS’ condition and knew of the most visible 
deficiencies (missing floor, missing plumbing/electrical, etc.) upon purchase in 2014.  In 2014, 
upon application for Demolition for the first time, structural and termite reports were obtained by 
the owner (and submitted to the HAHC), identifying not only obvious issues but more technical 
concerns.  Under the current owner, the residence has remained vacant the house and has 
further deteriorated.  All the windows have been removed by vandals and the termite issues have 
yet to be remedied.  The house was only recently boarded up by the owner to prevent further 
damage and vandalism.  

In the previous HAHC meeting, it was discussed that the termite and other structural damage may 
constitute an unusual and compelling circumstance.  However, no evidence was observed by staff 
or provided in the application materials to suggest that the historic material is so damaged that it 
is not repairable.  The house is historic and was constructed using a different method than 
modern houses.  Due to the removal of the shiplap, floors, windows, and other structural 
components, the house must be shored up and braced, but it is not damaged beyond reasonable 
repair.  The historic material on the exterior of the building, from what staff was able to observe, is 
in relatively sound condition and termite damage is most severe in locations of past leaking pipes 
and the rear wall.     

See enclosed application materials and detailed project description on p. 6-27 for further details.  
See Attachment A for full application materials.   

Public Comment: Three in support; Two opposed. See Attachment B. 

Civic Association: No comment received.   

Attachments:  A. Application Materials 
B. Public Comment 
C. Previous Demolition COA – Denied  
D. Previous Garage COA – Approved  
E. Staff Photos – 2014  

Recommendation: Denial - does not satisfy criteria (c) 1, 2 & 3 and (d) 1, 2 & 3 

HAHC Action: Deferred 
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APPROVAL CRITERIA 

DEMOLITION OF A LANDMARK, PROTECTED LANDMARK,  
CONTRIBUTING STRUCTURE, OR WITHIN AN ARCHAEOLOGICAL SITE 

Sec. 33-247(a): The issuance of a certificate of appropriateness for the demolition of a landmark, a protected landmark, 
or a contributing structure, or for the demolition of a building, structure or object on or in an archaeological site shall be 
subject to the establishment of an (c) unreasonable economic hardship or the establishment of an (d) unusual and 
compelling circumstance. 

(c) Determination of the existence of an unreasonable economic hardship shall be based upon the following criteria: 

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

       (1) That the property is incapable of earning a reasonable return, without regard to whether the return 
is the most profitable return, including without limitation, whether the costs of maintenance or 
improvement of the property exceed its fair market value;  
The applicant purchased the property in 2014 for $385,900 in its ‘AS-IS’ condition. Due to the 
continued neglect of the property, the house has further deteriorated.  Under the current owner, all 
the windows have been removed by vandals and the termite issues have yet to be remedied.    

The applicant provided two estimated costs for repairs and rehabilitation of the site. These are 
detailed in Attachment A. These include a possible 500 square foot addition, but no other additions 
are considered. A larger addition could potentially increase the final square footage to equal (or 
exceed) the proposed 3700 square foot new construction. No materials are provided to show how a 
larger addition would affect construction cost or assessed value. Additionally, the comparison 
indicates that the value of the restored residence with addition would actually be $22,000 less than 
the value of the existing square footage restored. As this is based on three comparable sales, the 
accuracy of this estimate is dependent on the sales chosen. Two of the three comparable 
properties sold in less than two weeks, the other sold the same day it was listed. It is possible that a 
longer period on the market would have resulted in higher sales prices.  Additionally most of these 
materials are three years old and may have lost some validity. 

The applicant has suggested that the presence of dry wood termites necessitates the complete 
removal of all wood on the property; the included engineering report and termite inspection include 
no evidence for this assertion and the total cost quoted in the termite inspection is less than $2,000.  
Although some wood may need to be replaced since it is damaged beyond repair, once the termites 
are treated, sound wood may be kept in place.      

The cost estimates also indicate that total replacement of all exterior materials is required, but 
provide little or no evidence to support this claim.  Existing vinyl siding appears to be sound and 
original wood siding is present underneath it; a complete evaluation of the original siding would 
require removing the vinyl which has partially be undertaken, revealing historic wood siding. 
Although in the previous demolition attempt no evidence was provided regarding the condition of 
existing windows; from the exterior they appear to be sound and/or covered with screens, the 
windows have since been removed.   

Staff and the inspector have recently visited the site with the owner, engineer, and designer and 
based on what we were shown, the house was built using earlier construction methods and suffers 
from deferred maintenance and neglect.  Due to the historic nature of the houses in the districts, in 
many cases, foundations, wall studs, and floor/ceiling joists need to be reinforced.  It is common 
practice to add additional material in order to strengthen the existing structure without completely 
rebuilding or replacing the historic material itself.       

The engineering report criticizes the use of “unreinforced concrete masonry units (cmu) stacked 
over precast bearing pads” in the foundation, but this type of foundation construction is typical 
within the Houston Heights Historic District South. No evidence has been provided that the 
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foundation is unsound or damaged and must be replaced. 

The engineering report also notes the lack of lateral support and of headers and sills for the 
structure’s windows. As a balloon frame structure, this house relied on interior shiplap for lateral 
structural support. Shiplap was removed without a permit by the previous owner; this condition was 
known by the applicant at the time of purchase.  

Previous unpermitted work also included ceiling joists “cut and left unsupported.” This condition was 
known by the applicant at the time of purchase, and no materials are provided indicating the cost of   
replacing members, scabbing in, or otherwise reinforcing existing structural members. 

Estimates for repair are being made based on the complete removal and reconstruction of elements 
to meet current code, which given the nature of the existing house is generally inappropriate.  Items 
that need to be repaired should be repaired and not replaced just to meet current code.   

As a designated historic property, the buildings qualify for City historic tax exemptions for work on 
the buildings, discounted permit fees, exemptions from energy code compliance, and reduced 
parking requirements. No investigation of how these incentives may be beneficial to costs 
associated with the property has been explored. 

Based upon the information provided, an inability of the property to earn a reasonable return has 
not been established. 

       (2) 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;  
No materials were provided to suggest a use other than as a single family residence. Similar 
structures within the district have been repurposed for commercial use, but this was not addressed 
for this property by this applicant.  

Based upon the information provided, an inability of the property to be adapted for any other use 
has not been established. 

       (3) That the owner has demonstrated reasonable efforts to find a purchaser or lessee interested in 
acquiring the property and preserving it, and those efforts have failed; and 
The applicant purchased the property in May 2014 in an As-Is condition. Although the property has 
been pocket listed, it has not been formally listed in the MLS.    

       (4) If the applicant is a nonprofit organization, determination of an unreasonable economic hardship 
shall instead be based upon whether the denial of a certificate of appropriateness financially 
prevents or seriously interferes with carrying out the mission, purpose, or function of the nonprofit 
corporation 

OR 

(d)  Determination of the existence of an unusual and compelling circumstance shall be based upon the following 
criteria: 

       (1) That current information does not support the historic or archaeological significance of this building, 
structure or object or its importance to the integrity of an historic district, if applicable; 
No materials have been provided to suggest that the classification of this structure as contributing 
was inappropriate. 

       (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 surrounding area; and 
The applicant intends to construct a new two-story 3,700 sf single-family residence facing Heights 
Boulevard with detached garage on the property. Though this use is appropriate for the district, 
elimination of a historic property irreversibly damages the character of Heights Boulevard, 
particularly in this context. The properties to the immediate north and south are non-contributing 
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apartment complexes; demolishing 901 Heights would render the west side of this intersection 
devoid of historic properties. Both corner lots on the east side of the intersection contain 
contributing historic structures, but the width of Heights Boulevard combined with the Heights 
Boulevard esplanade limits their visibility from the west side of the street. 

       (3) Whether reasonable measures can be taken to save the building, structure or object from further 
deterioration, collapse, arson, vandalism or neglect. 
Though the structure is not currently inhabited, since the previous denial in 2014, and due to the 
continued neglect of the property, the house has further deteriorated.  All the windows have been 
removed by vandals and the termite issues have yet to be remedied.   

A majority of the reported structural issues would be addressed during any proposed renovation 
while the provided termite reports indicate that the infestation is treatable.      

At the very least, the applicant should take immediate action to halt and prevent further 
deterioration from neglect and vandalism.  

 

Staff’s Observations: 

Staff visited the site on Friday, April 21, 2017.  Staff met on site with our inspector, the owner, designer, and a 
structural engineer.  Staff observed that the existing house was missing the windows, shiplap, and flooring.  The 
inspector strongly recommended that the exterior walls be braced, as the structural shiplap was no longer 
functioning since it has been removed.  Some termite damaged was observed, mostly around the location of 
previously leaking pipes, in corners, and on some ceiling joists.  Some of the damage seemed superficial and the 
building appeared to be sound, despite missing many structural components.  The owner then peeled away 
portions of the two outer layers of siding to reveal original wood lap siding.  The exposed siding appeared to be in 
good condition.  Apart from needing repair work and portions of the house, including studs, ceiling and floor joists 
being reinforced or replaced, the house looked like a typical historic house in the Height that was undergoing a 
typical renovation.  Although staff is not qualified to make structural assessments, based on the submitted 
structural reports in conjunction with our observations, the house was not built to the existing modern code and 
had some of the structural components removed.  This is not a case for demolishing the house since the code 
issues are mostly grandfathered and can be remedied by simply reinforcing existing materials.  Missing 
components can be replaced or reinstalled to meet current code.         
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PROPERTY LOCATION  

HOUSTON HEIGHTS HISTORIC DISTRICT SOUTH 

  

  

N 

901 Heights 
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INVENTORY PHOTO  

MAY 2010 
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CURRENT PHOTOS PROVIDED BY APPLICANT 

 

Full side view of lot from 9
th
 Street 

 

View of new garage apartment and back of house 

 

Right (South) side of House 

 

Front of house 

 

Back of house 

 

Left (North) Side of House 

  

 

 

 

 

 

 



Houston Archaeological &  Historical Commission ITEM B.9 

May 18, 2017 

HPO File No. 170533 

901 Heights Boulevard 

Houston Heights South 
 

 

5/22/2017 CITY OF HOUSTON   |   PLANNING & DEVELOPMENT DEPARTMENT   |   HISTORIC PRESERVATION OFFICE 8 OF 27 

 

APPLICANT PHOTOS 

NOVEMBER 10, 2014 

 

PHOTOS PROVIDED BY APPLICANT 
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PHOTOS PROVIDED BY APPLICANT 
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TERMITE REPORT PHOTOS 
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TERMITE REPORT PHOTOS 
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TERMITE REPORT PHOTOS 
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NEIGHBORING PROPERTIES / CONTEXT PHOTOS 

 

Subject property, 907 Heights (non-contributing apartment building), 909 & 911 Heights (non-contributing 
residences), 915 Heights (contributing residence constructed circa 1915) 

 

View west down West 9
th
 Street; subject property to right, 835 Heights (non-contributing apartment complex) to 

the left 
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NEIGHBORING PROPERTIES / CONTEXT PHOTOS  

 

West 9
th
 Street looking east; Noncontributing garage apartment on subject property, contributing residence on 

subject property 

 

West 9
th
 Street looking east from subject property; 902 Heights (contributing apartments constructed circa 1925) 

on left (north) corner lot, 848 Heights (contributing residence constructed circa 1920) on right (south) corner lot  
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PROPERTY SURVEY OR SITE PLAN 
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INTERIOR CONDITION PHOTOS AS OF AUGUST 2010 
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INTERIOR CONDITION PHOTOS AS OF AUGUST 2010 
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INTERIOR CONDITION PHOTOS AS OF AUGUST 2010 
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COMPLIANCE DOCUMENTATION (PREVIOUS OWNER) 

ILMS RECORD 

 

   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PROJECT VOIDED PLANNING HOLD NEVER RELEASED 

PERMITS VOIDED 
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APPLICANT DESCRIPTION OF PROPOSED DEMOLITION 
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APPLICATION MATERIALS REVIEW & SUMMARY BY STAFF 

SEC. 33-247(b) 
 

(1) Photographs and other documented evidence detailing the deteriorated state of the property and the inability to 
reasonably repair the property: 

The applicant supplied three termite reports and three structural reports.  These reports include photos and descriptions 
of the damage and condition of the building also with suggestions for remediation.     

The structural reports are dated:  

- September 8, 2014 (Attachment A, page 11) 

- March 1, 2016 (Attachment A, page 8) 

- March 9, 2017 (Attachment A, page 44)   

The termite reports are dated: 

- August 15, 2014 (Attachment A, page 26) 

- November 20, 2014 (Attachment A, page 42) 

- February 28, 2017 (Attachment A, page 15) 

 

Staff has summarized the submitted termite and structural reports and our summary is below: 

Assessment of the termite situation is as follows: 
Three termite reports were submitted 

 None of the termite reports are structural damage reports 

 Although one of the reports indicates that there is very little unaffected wood, and that the wood should not be 
reused or transported to other locations, based on the other two reports, it appears possible to remediate the 
situation 

 All three of the termite reports indicate the presence of active drywood termites 

 The remediation cost of chemically treating the house and property was $1,991.80 

 The rotted wood should be replaced and/or fixed and the house treated for drywood termite activity 

 None of the termite reports conclude that the structure is beyond repair 
 

Assessment of the structural situation is as follows: 
Three reports were submitted (one from 2014 and two from 2017) 

 Roofing 
- Not up to current code 

 Ceiling Framing 
- 40% of the ceiling joists need to be ‘beefed-up’ or replaced 
- Signs of rot and decay observed on roughly 35%-40% of ceiling 
- Not up to current code 

 Walls 
- Studs not up to current code 
- Up to 60% of wall framing requires replacement due to rot or insect damage 

 Plates (top/sill) 
- 70%-80% not serviceable due to rot; need to be replaced 

 Sheathing 
- 60%-70% (possibly up to 90%) is damaged 
- No shiplap; should be braced – has not been laterally sound since at least 2014 (under current owner) 
- Condition of the wall condition is speculation since it cannot be directly seen 
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- Staff observed some exposed siding that looked in fairly good condition 
- Not up to current code 

 Floor Framing 
- Not up to current code 
- Missing floor boards 
- Approximately 20% of the floor area necessitates reframing due to insect damage and rot   

 Foundation 
- No up to current code 

(2) A certified appraisal of the value of the property conducted by a certified real estate appraiser that takes into 
account that the property is a landmark, protected landmark, or contributing structure in a historic district as 
well as the two most recent assessments of the value of the property unless the property is exempt from local 
taxes: 

 

The property was appraised for site value only at $380,000 on 4/21/2014. The applicant paid $385,900 for the property 
in April 2014 

See Attachment A, page 62 for more detail.   

$576,475 2017 $450,000 land + $126,475 improvements 

$474,823 2016 $423,000 land + $51,823 improvements 

$421,794 2015 $352,500 land + $69,294 improvements 

$365,946 2014  $282,000 land + $83,946 improvements  

$336,353   2013 $246,750 land + $89,603 improvements  

$293,300   2012  $211,500 land + $81,800 improvements 

$266,750   2011 $211,500 land + $55,250 improvements 

   

 

(3) All appraisals obtained by the owner in connection with the acquisition, purchase, donation, or financing of the 
property, or during the ownership of the property: 

No additional appraisals were provided other than appraisal described above in item 1. 

(4) All listings for the sale and lease of the property by the owner within the last year, and a statement by the 
owner of any bids and offers received or counteroffers given on the property:  

The property has been pocket listed to various people.  Other than the pocket listing, the property is not currently listed 
for sale, nor has it been listed in the past year.  The last time the property was for sale, it was listed at $420,000 on 
9/19/2013, lowered to $385,000 and sold to current owner on 5/15/2014 for $385,900.   

See Attachment A, pages 115-116 for more detail.   
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(5) Evidence of any consideration by the owner of uses and adaptive reuses of the property: 

The applicant provided an engineering report and termite inspection with a fumigation estimate of $1,991.80 
commissioned to evaluate the condition of the property. No evidence of consideration of any use other than single 
family residential was provided. 

See Attachment A, page 28 for more detail.   

(6) Itemized and detailed rehabilitation cost estimates for the identified uses or reuses, including the basis of the 
cost estimates: 

The applicant provided two cost estimates for restoring the residence. 

G. R. Construction (October 28, 2014): 
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Dwayne Picou (October 13, 2014): 

 

None of the items outlined in red above have been substantiated by any of the existing structural reports.  
None of the structural reports indicate that 100% of any material or component must be removed and disposed 
of.  Additionally, all the windows have been removed under the ownership of the current owner (outlined in 
green).  Furthermore, much of the interior work, along with being outside of our purview, would be rebuilt in a 
renovation/remodel and was known by the current owner when purchased in the ‘AS-IS’ condition. 

In addition, Dwayne Picou provided an itemized restoration estimate of $596,690, $124,301 higher than the non-
itemized estimate. This includes the cost of constructing a 496 square foot addition. Many of the individually listed items 
appear inflated or unnecessary, including: 

 

No evidence has been provided that 100% of the current exterior must be removed.  The original wood siding appears 
to be intact underneath the vinyl siding.  It is unclear what “brick veneer” refers to, but no evidence has been provided of 
damage or deterioration to the brickwork associated with the porch.  The wood lap siding under the two layers of later 
siding is in relatively good condition.  When staff visited the site with our inspector and the owner, the owner removed 
portions of the non-original cladding to reveal original 117 wood siding.    

 

Between 2014 and 2017, the windows were removed from the structure. At the 2014 Demolition Hearing, the house still 
has its original windows and no evidence had been provided that any of them were damaged beyond repair.  This 
damage occurred under the possession of the current owner.   
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It is unclear what this item refers to; the existing residence does not appear to have a chimney.  

 

No evidence has been provided of damage to the front porch steps. 

 

The provided engineering report indicates that repairs and replacement of individual pieces are required, not the 
wholesale replacement of all floor, roof, and exterior framing.  Estimates for repair are being made based on the 
complete removal and reconstruction of elements to meet current code, which given the nature of the existing house is 
generally inappropriate.  Items that need to be repaired should be repaired and not replaced just to meet current code.   

 

Though these items are necessary for a habitable residence, these costs appear to be inflated.  

 

These items indicate finish choices rather than expenditures necessary to the usability of the residence. 

 

No evidence has been provided regarding the current condition of the front porch. 

 

These items represent finish choices made by the applicant, not necessary minimum costs. 

See application material pages 118-132. 
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Remodeling the property with a 500 square foot addition is described as resulting in a lower value than remodeling the 
existing square footage alone. In addition, many of the costs described in the itemized remodel estimate in item 7 are 
not necessary to the restoration of the residence. Both estimates also include wholesale replacement of all exterior 
materials, including siding, windows and porch materials. Wood siding is currently present under vinyl siding and a 
thorough inspection is not possible without wholesale removal of the vinyl layer. In addition, vinyl siding, though not 
original, does not need to be replaced to ensure the usability of the structure.  

See Attachment A, pages 133-134 for more detail.   

(7) Any financial statements showing revenue and expenses incurred for the property: 

See Attachment A, pages 135-136 for more detail.   

(8) Complete architectural plans and drawings of the intended future use of the property, including new 
construction, if applicable: 

The applicant proposes to construct a 3,719 two-story house in addition to the already constructed two-story garage 
apartment.  

See Attachment A, pages 137-145 for more detail. 

(9) Plans to salvage, recycle, or reuse building materials if a certificate of appropriateness is granted: 

It has been strongly advised not reuse any existing components of the existing home, due to the presence of dry wood 
termites.  The termite inspector advised the applicant not to transport or reuse any of the wood in the house due to the 
amount of infestation.   

See Attachment A, page 146 for more detail.   
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(10) An applicant who is a nonprofit organization shall provide the following additional information: 

Not applicable 

(11) Any additional information the director determines reasonably necessary to review the application: 

Please see Attachment A: Application Materials, Attachment B: Public Comment, Attachment C:Previous Demolition 
COA – Denied, and Attachment D: Previous Garage COA – Approved, for all application materials as well as previous 
COAs.   

 
  


