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CERTIFICATE OF APPROPRIATENESS 

Application Date:  September 27, 2017   

Applicant: Gerald Bodzy, Mgr., 1144 Yale, LLC, owner 

Property: 104-112 W. 12th Street, Lot 24, Block 201, Houston Heights Subdivision. The property includes three 
historic structures: two connected two-story brick commercial structures and an adjacent two-story 
wood framed residential building situated on a 6,600-square foot (50' x 132') corner lot. 
This application concerns the two-story wood framed residential building, which sits to the east of the 
two brick structures and adjacent to the alley, and faces W 12th St. 
The property has been under the current family’s ownership since the 1950s.  

Significance: Contributing two-story wood framed building built circa 1920 in Houston Heights Historic District East. 
Also on site are two brick buildings built circa 1900 and 1916, also classified as Contributing. The brick 
buildings were recently rehabilitated pursuant to COAs. 

Proposal: Demolition –  Residential Structure 
This demolition proposal applies only to the two-story wood frame building constructed circa 1920.     

• A structure has been on this site since at least 1919 and functioned as a store.  It was 
eventually either demolished or heavily altered and was converted into apartments.  About 20 
years ago, a fire heavily damaged the building, including the western wall and roof which is 
adjacent to the neighboring two-story brick storefront buildings.      

• A COA was granted in April 2017 to replace nonoriginal windows and front door and to repair 
siding.  
Over $90,000 has been invested into the structure this year in order to convert it to three 
apartment units and make it safe and habitable. The current rehab work was halted upon the 
recent discovery of the extent of fire damage to the western wall and roof structure.  

• Further investigation has led to additional structural concerns with the remainder of the balloon 
framed building; the building contains virtually no complete studs and is twisting apart in two 
different directions. Although detached, the western wall of the building sits between only 8” 
and 11” from the adjacent brick building, making it impossible to access in order to make 
repairs that will make the building structurally sound and watertight. 

• The applicant has explored moving the structure in order to make the required repairs, but 
believes the building would collapse if that was attempted. 

• Repairs to address the expanded scope of repairs on the western wall will increase the 
existing $211,000 budget. 

See enclosed application materials and detailed project description and Attachment A for further 
details. 

Public Comment: One comment in opposition.  See Attachment B. 

Civic Association: No comment received.  

Recommendation: Approval 

HAHC Action: Approved 
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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 
granted only if: 

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

       (1) The building, structure, or object has seriously deteriorated to an unusable state and is 
beyond reasonable repair; and 
The existing wood frame building is in a state of disrepair partially because of poorly executed past 
repairs as well as extensive fire damage. Although some of the damage could be repaired, the 
proximity of this wood-frame building to the wall of the neighboring brick storefront building makes 
substantial repairs and appropriate waterproofing to the western wall difficult and virtually infeasible. 
The existing perimeter stud wall is balloon framed using continuous studs from the foundation sill 
beam to the roof structure. Very few studs appear to remain continuous due to past alterations and 
repairs. The floors do not properly attach to the existing wall structure, since much of the wall 
structure has been compromised. The building is in a severe state of structural deterioration, and 
moving the structure to perform the required repairs may cause the building to collapse.  
Additionally, the proximity of the existing wood frame building is causing water damage to the side 
of the adjacent brick storefront building.     

       (2) The HAHC finds, based on the preponderance of credible evidence presented subject to the 
establishment by the applicant, the existence of an unreasonable economic hardship under 
subsection (c) of this section or the establishment of an unusual and compelling circumstance 
pursuant to subsection (d) of this section. 

(c) Determination of the existence of an unreasonable economic hardship shall be 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;  
The wood frame building is currently uninhabitable. The two adjacent storefront buildings on the lot 
have been successfully restored and leased. However, the wood-frame building has suffered from 
fire damage and improper repairs that have caused the building to twist in multiple directions as the 
structural integrity of the building is no longer sound.  It has remained uninhabited since the fire. 
The proximity to the adjacent brick structure makes fully repairing the most damaged part of the 
structure infeasible. While $92,000 has already been invested into the structure for repairs, work 
was halted when extensive fire damage was uncovered. The building will remain uninhabited until 
extensive additional work is performed to secure the building. Even then, unless the inaccessible 
western wall is repaired, the building cannot function as intended. See page 18-19 of Attachment A 
for to date expenses. 

       (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;  
The owner planned to convert the wood structure into three apartment units (two first level units and 
one second level unit), but work was halted when severe structural issues were recently discovered 
due to previous subpar alterations and extensive fire damage. Due to the western wall’s proximity 
to the adjacent brick structure, required repairs and weatherproofing will be difficult, if not infeasible, 
given the building’s current location. The other two brick storefront buildings on the lot have been 
successfully rehabilitated and are currently being leased.       
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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 
The owner does not intend to find a purchaser or lease for the wood-frame building. This building is 
one of three structures on the lot. The other two structures are two connected two-story brick 
storefront buildings that have been recently rehabilitated and are currently being leased. These 
buildings have been in the current owner’s family since the 1950s and he has recently acquired 
them as part of a family property distribution.  The proximity of the wood-frame building to the brick 
structures make repairs to the most heavily damaged western wall infeasible. While the other two 
buildings have been successfully rehabilitated, the wood-frame building suffers from poor repairs as 
well as extensive fire damage and is not habitable.   

       (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; 
Although the shape, form, and location of the structure remains, much of the original historic 
material has been lost.  The siding has been replaced at least once.  Most of the structural framing 
members have been cut apart and truncated; replaced with new wood pieces scabbed together.  
The double gallery porch that shows up on the Sanborn map no longer exists.  All the original doors 
and windows have all been inappropriately replaced.  A current COA was approved to replace the 
existing windows and doors.  As most of the historic fabric has been previously replaced, including 
much of the interior structural members, current information does not support the historic 
significance of the wood frame building.  In order to maintain the existing structure it would need to 
be rebuilt, including new siding and new framing.       

       (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; and 
The proposed plan, if demolition is granted, is to construct a parking lot at the location of the wood 
frame structure. This parking lot would connect to the already constructed rear parking area. The 
wood frame structure is 31’-4” in width and is built to the east property line (alley). Due to setback 
requirements, any new structure built in this location would be substantially narrower, and may not 
meet criteria for new construction.      

       (3) Whether reasonable measures can be taken to save the building, structure or object from further 
deterioration, collapse, arson, vandalism or neglect. 
As originally planned, the wood structure was to be rehabilitated into three apartment units (two first 
level units and one second level unit).  Decades of poor repairs that resulted in the truncation of 
almost all the balloon framed studs and damage resulting from a fire at the junction of the brick 
buildings and the wood structure has severely weakened the building’s structural integrity.  Due to 
its proximity to the brick structure, the extent of the fire damage on the wood structure cannot be 
fully assessed nor can it be repaired.  In an initial effort to repair the damage, over $90,000 has 
already been invested into this structure to rehabilitate and make the building safe and habitable.  
Work has already commenced on the conversion, but was halted when additional severe structural 
issues were discovered.      
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PROPERTY LOCATION  

HOUSTON HEIGHTS HISTORIC DISTRICT EAST 
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INVENTORY PHOTOS 
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CURRENT PHOTOS 
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CURRENT PHOTOS 
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DIMENSIONED SITE PLAN 
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PROPERTY SITE PLAN 

EXISTING 
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PROPERTY SITE PLAN 

PROPOSED 
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  APPLICANT DESCRIPTION OF PROPOSED DEMOLITION 
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APPLICATION MATERIALS REVIEW & SUMMARY 

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: 

See Attachment A for photos of the existing building and the existing condition.   

See application material pages 7-16 and 50-71.  

(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 a contributing structure in a historic 
district as well as the two most recent assessments of the property unless the property is exempt from 
local property taxes: 

This property contains three distinct buildings.  Two two-story brick storefront buildings that are attached and an 
adjacent two-story wood frame building.  The adjacent wood-frame building, being converted into apartments, 
sufferers from severe structural issues, mainly decades of poorly executed repairs that ended in the truncation 
of almost all the balloon framed studs and damage resulting from a fire at the junction of the brick buildings and 
the wood structure.  Due to its proximity to the brick structure, approximately 11”, the extent of the fire damage 
on the wood structure cannot be fully repaired. 

The property and buildings have been owned by the relatives of the current owners since the 1950s.  
Approximately 20 years ago, the wood-frame structure caught fire which significantly damaged the western wall 
and roof.  The buildings then were vacant for 20 years until the current owner took possession of the property in 
2013.  Since control of the property was gained through a division of properties between related parties rather 
than through a purchase from unrelated parties, no appraisal was obtained at that time.  HCAD appraises the 
entire property at a value of $1,568,085 in 2017, $400,000 in 2016, and $335,315 in 2015.                    

See application material pages 32-38. 

(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: 

The applicant submitted an appraisal prepared by the Ambrose Group in September 2017, and amended in 
October 2017 for the wood-frame building only.  The appraisal indicates that due to the condition of the building 
and inability to renovate the western wall, as per the engineer, the building could not be occupied and therefore 
had a value of zero dollars ($0.00).   

See application material pages 30-31. 

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

The property and buildings have been owned by the relatives of the current owners since the 1950s.  
Approximately 20 years ago, the wood-frame structure caught fire which significantly damaged the western wall 
and roof.  The buildings then were vacant for 20 years until the current owner took possession of the property in 
2013.   

The applicant has not listed the wood-frame building for sale or lease within the past year and has no intention 
to sell it.  The two additional brick buildings are currently being leased.   According to the applicant, the wood-
frame building cannot be occupied in its current condition and cannot be repaired to meet building code loading 
requirements.  The building occupies a small portion of a lot that includes a 2-story commercial building that was 
recently renovated and is now occupied by tenants.  The wood-framed building is not sellable by itself, and 
applicant has no interest in selling every building on the property.   

See application material page 39. 
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(5) Evidence of any consideration by the owner of uses and adaptive reuses of the property: 

As originally planned, the wood structure was to be converted into three apartment units (two first level units and 
one second level unit).  Work has already commenced on the conversion, but was halted when severe structural 
issues were discovered.  The new proposed use of the site adjacent to the two brick storefront buildings is a 
parking lot.  

To meet city parking requirements, the applicant recently obtained a variance from the Planning Commission to 
be able to use five on street parking spaces directly in front of the buildings.  The project now meets applicable 
city parking requirements and no additional parking is required for the site.      

See application material pages 25 and 18-22. 

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

The expected cost of remodeling the structure is projected to be $211,434.  The actual cost of remodeling to 
date is $92,388.  The estimated cost of demolition is projected to be $30,066.75.  See a detailed itemized 
rehabilitation cost estimate in the Application Materials.  It will cost an estimated $12,578.53 to pave the area if 
demolition is granted.  

The cost estimates only focus on shoring up the structure on the north, east, and south elevations with minor 
work on the west elevation. The projected cost estimates indicated above do not factor in the expanded scope 
of remediating the expanded area of fire damage or contingency plans for the expanded issues with the western 
wall.  The estimates also do not account for an expanded scope of structural work.  These items will increase 
the projected overall cost of $211,000.            

See application material pages 17-21. 

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

This is not applicable since the two additional buildings on the lot have been rehabilitated. It is difficult to 
isolate/identify the costs incurred for the wood-frame building alone since it is the smallest of the three buildings 
on the property and is currently uninhabitable.    

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

As originally planned, the wood structure was to be converted into three apartment units (two first level units and 
one second level unit).  Work has already commenced on the conversion, but was halted where severe 
structural issues were discovered.  The new proposed use of the site adjacent to the two brick storefront 
buildings, if demolition is granted, will be a parking lot.   Any new construction may run into setback issues.  

See application material page 6. 

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

The applicant proses to demolish the structure by hand to salvage all reusable material.   

See application material page 22. 

(10) An applicant who is a nonprofit organization shall provide the following additional information: 

Not Applicable.  

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

See application material pages 39-49. 
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FAMILY OWNERSHIP DETAILS 
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MITIGATION INFORMATION 

  

  

 

 


