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CERTIFICATE OF APPROPRIATENESS 
Application Date:  May 27, 2015   

Applicant: Cesar Hernandez, Zedna Development, owner 

Property: 1212 Tulane Street, Lot 27, Block 183, Houston Heights Subdivision. The property includes a 
historic 1,580 square foot, 1½–story wood frame single-family residence situated on a 4,400 
square foot (33' x 132') interior lot. 

Significance: Contributing Dutch Colonial residence, constructed circa 1915, located in the Houston Heights 
Historic District West. 

Proposal: Alteration – Revision.  Construction of a rear two-story 1,621 square foot addition beginning at the 
rear wall was granted approval at the HAHC in January 2015.  All existing original 1-over-1 
windows and original 117 wood siding were to be retained and repaired. 
Without any City permits or approval from the HAHC, the applicant undertook the following work: 

• Altered, resized and shifted original window openings 
• Replaced all original windows with flush-mounted vinyl windows of a smaller size 
• Extended addition an additional 2’-0” 
• Removed substantial portions of original 117 wood siding  
• Removed all original trim 
• Raised house 8” damaging existing porch 
• Removed interior shiplap 

See enclosed application materials and detailed project description on p. 6-33 for further details. 

Public Comment: No public comment received at this time. 

Civic Association: No comment received.  

Recommendation: Approval with conditions: Replace removed original historic siding with salvaged siding to 
match existing; Replace removed original windows with existing original historic windows and the 
balance of historic windows with salvaged windows to match the lite pattern, profile, and size of 
the original openings; Return shifted windows to their original location; Replace all removed 
historic trim; lower the historic portion of the house 8” back to its original finished floor height  

HAHC Action: - 
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APPROVAL CRITERIA 

ALTERATIONS, REHABILITATIONS, RESTORATIONS AND ADDITIONS 
Sec. 33-241(a): HAHC shall issue a certificate of appropriateness for the alteration, rehabilitation, restoration or addition 
of an exterior feature of (i) any landmark or protected landmark, (ii) any building, structure or object that is contributing to 
an historic district, or (iii) any building, structure or object that is part of an archaeological site, 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; 
Raising the house, damaging the front porch, removing substantial sections of historic siding, 
removing all historic windows, shifting and altering historic window openings, and removing all 
historic trim does not retain and preserve the historic character of the property. The proportions of 
the front porch, specifically the vertical relationship between floor, pier, column and roof, is a 
defining feature of this residence.  To mitigate these issues, the original house should be lowered 
8” to its original finished floor height, the original windows should be reinstalled in their original 
locations, and if not available, historic salvaged windows matching the original size should be 
installed into the original locations.  Additionally, the removed siding should be replaced with 
historic salvaged siding.      

       (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; 
Raising the house, damaging the front porch, removing substantial sections of historic siding, 
removing all historic windows, shifting and altering historic window openings, and removing all 
historic trim does not preserve the distinguishing historic qualities or character of the building.  To 
mitigate these issues, the original house should be lowered 8” to its original finished floor height, 
the original windows should be reinstalled in their original locations, and if not available, historic 
salvaged windows matching the original size should be installed into the original locations.  
Additionally, the removed siding should be replaced with historic salvaged siding.      

       (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; 
Extending the front porch columns to fit the new height of the raised porch roof will alter the 
porch’s historic proportions.  Replacing the historic wood windows with flush mounted vinyl 
windows does not maintain or replicate the distinctive historic profile of the original wood windows.  
Removing windows, shifting windows, and altering the size of windows (especially the two wide 
front windows) does not maintain the distinctive stylistic features that characterize this building.  To 
mitigate these issues, the original house should be lowered 8” to its original finished floor height, 
the original windows should be reinstalled in their original locations, and if not available, historic 
salvaged windows matching the original size should be installed into the original locations.  
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       (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 flush mounted vinyl windows that have been installed do not match the profile of the existing 
historic wood windows.  The historic wood windows that have been found on site should be 
reinstalled and when it is not possible to reinstall one of the original windows, since several have 
been destroyed, historic salvaged windows should be installed.  Additionally, all original and 
salvaged historic windows should be reinstalled in the original historic location and at the correct 
size.  To mitigate these issues, the original house should be lowered 8” to its original finished floor 
height, the original windows should be reinstalled in their original locations, and if not available, 
historic salvaged windows matching the original size should be installed into the original locations.   

       (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; 
The existing historic windows should be reinstalled in the original location and size.  Salvaged 
windows with the appropriate deep set profile should be installed since some of the original 
windows have been destroyed.  The historic proportions of the porch should be maintained by 
lowering the historic residence 8” to maintain the original finished floor height.   

       (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; 
Shifting and reducing the size of the original window openings as well as raining the house 8” 
irreparably impairs the essential form and integrity of the building.  To mitigate these issues, the 
original house should be lowered 8” to its original finished floor height, the original windows should 
be reinstalled in their original locations, and if not available, historic salvaged windows matching 
the original size should be installed into the original locations. 

       (9) The proposed design for any exterior alterations or addition must not destroy significant historical, 
architectural or cultural material and must be compatible with the size, scale, material and 
character of the property and the area in which it is located; 
Damaging the front porch by raising the house, removing substantial sections of historic siding, 
removing all historic windows, shifting and altering historic window openings, and removing all 
historic trim destroys significant architectural material.  To mitigate these issues, the original house 
should be lowered 8” to its original finished floor height, the original windows should be reinstalled 
in their original locations, and if not available, historic salvaged windows matching the original size 
should be installed into the original locations.  Additionally, the removed siding should be replaced 
with historic salvaged siding.      

       (10) The setback of any proposed construction or alteration must be compatible with existing setbacks 
along the blockface and facing blockface(s); 

       (11) The proposed activity will comply with any applicable deed restrictions.  
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PROPERTY LOCATION  

HOUSTON HEIGHTS HISTORIC DISTRICT WEST 

  
  

N 

1212 Tulane 
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INVENTORY PHOTO  
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PHOTO FROM LAST COA 
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CURRENT PHOTO 
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WEST ELEVATION – FRONT FACING TULANE STREET 
EXISTING 

 
 
 
 
 
 
 
 
 
 
 

APPROVED – 1/29/15  

 
PROPOSED 

 
  

Removed Siding 
 
Reinstall Original Windows 
 
Install Replacement 
Composite Windows 
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NORTH SIDE ELEVATION 
EXISTING 

 
 
 
 
 
 
 
 
 
 

 
APPROVED – 1/29/15  

 
PROPOSED 

Removed Siding 
 
Reinstall Original Windows 
 
Install Replacement 
Composite Windows 
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SOUTH SIDE ELEVATION 
EXISTING 

 
 
 
 
 
 
 
 
 
 
 
 

 
APPROVED – 1/29/15  

 
PROPOSED 

 

Removed Siding 
 
Reinstall Original Windows 
 
Install Replacement 
Composite Windows 
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EAST (REAR) ELEVATION 
EXISTING 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
APPROVED – 1/29/15  

 
 

PROPOSED 
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SITE PLAN 
 N 
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ROOF PLAN 
EXISTING 

 
APPROVED – 1/29/15   

 
 

PROPOSED 
  

N 
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 FIRST FLOOR PLAN 
EXISTING 

 
APPROVED – 1/29/15 

 
PROPOSED 

N 
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SECOND FLOOR PLAN 
EXISTING 

 
APPROVED – 1/29/15   

 
 

PROPOSED 
  

N 

6/12/2015 CITY OF HOUSTON   |   PLANNING & DEVELOPMENT DEPARTMENT   |   HISTORIC PRESERVATION OFFICE 15 OF 33 

 



Houston Archaeological &  Historical Commission ITEM B.25 
June 18, 2015 
HPO File No. 150625 

1212 Tulane Street 
Houston Heights West 

 
 

  WINDOW SCHEDULE 
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EXISTING WINDOWS / OPENINGS 
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EXISTING WINDOWS / OPENINGS 
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REPLACEMENT WINDOW DETAIL 
(ORIGINAL STRUCTURE) 
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REPLACEMENT WINDOW DETAIL 
(ORIGINAL STRUCTURE) 
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REPLACEMENT WINDOW DETAIL 
 (ADDITION) 
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WINDOW SCHEDULE 
(ADDITION) 
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  COMPLIANCE DOCUMENTATION 
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PHOTOS 
PHOTOS FROM PREVIOUS COA 
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PHOTOS 
CURRENT PHOTOS OF UNPERMITTED WORK 
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CURRENT PHOTOS OF UNPERMITTED WORK 
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PHOTOS 
CURRENT PHOTOS OF UNPERMITTED WORK 
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PORCH PHOTOS 
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APPLICANT PHOTOS 
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  PROJECT DETAILS 

Shape/Mass: Prior to unpermitted work:  The existing residence measures 26’-3” wide, 36’-5” deep, and 26’-1” 
to the ridge.   
Approved January 2015:  The addition will begin 28’-0” back from the front wall at the original rear 
wall; a non-original addition measuring 8’-5” deep will be removed. The addition will measure 24’-
3” wide, 46’-3½” deep, and 26’-1” to the ridge. 
June 2015:  As constructed, the addition begins 28’-0” back from the front wall at the original rear 
wall and extends 47’-3½” towards the rear. The addition will measure 24’-3” wide and 26’-1” to the 
ridge.  This is an increase of 1’ in additional depth.  See drawings for more detail. 

Setbacks: Prior to unpermitted work:  The residence is setback 12’-5” from the front property line, 1’-6” from 
the north property line, 5’-3” from the south property line, and 83’-4” from the rear property line.  
Approved January 2015:  The addition will be setback 48’-8” from the front property line, 3’-4” 
from the north property line, 5’-3” from the south property line, and 39’-3” from the rear property 
line. 
June 2015:  No change from previously approved.  See drawings for more detail. 

Foundation: Prior to unpermitted work:  The residence is built on a pier and beam foundation with a 2’-0” 
foundation height.  
Approved January 2015:  The addition will be built on a pier and beam foundation with a 2’-0” 
foundation height to match existing. 
June 2015:  The existing house was raised 8” with the addition constructed to the same 2’-8” 
finished floor height.  Due to the house being raised, there is a gap between the front porch 
columns and the porch roof, currently filled by wood blocking.  The applicant proposes that the 
columns be reconstructed to properly support loads of porch and to fit within the expanded height.  
See photos for more detail.    

Windows/Doors: Prior to unpermitted work:  The residence features wood 1-over-1 sash windows, a single lite fixed 
window, and a single lite wood paneled entry door; the windows will be retained and repaired.  
Approved January 2015:  The addition will feature 1-over-1 sash windows and an entry door (to 
be located at the rear). 
June 2015:  All historic windows have been removed and replaced with flush mount vinyl 
windows.  Additionally, all historic window openings have all been reframed, with the two front 
windows on the first story reduced in width by half a foot.  On the north elevation, one window has 
been shifted I’-7” to the east, one window has been eliminated, and the window located at the 
stairs has been altered.  Altogether, 13 original wood windows were removed, along with two non-
original aluminum windows.  The applicant proposes to reinstall 7 of the original wood windows 
that have been found on site.  The remaining original windows have been destroyed.  For the 
balance of the existing window openings, five new composite windows are to be installed and one 
window will be eliminated.  The two non-original windows will be replaced with vinyl windows.  
Seven additional windows have been installed in the addition.  The addition will retain the vinyl 
windows already installed.  The existing door will be retained and repaired.  See drawings, 
window/door schedule, and photos for more detail.  
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Exterior Materials: Prior to unpermitted work:  The residence is clad with wood 117 siding; the siding will be retained 
and repaired. The residence features a front porch with concrete steps, brick wing walls, and brick 
piers topped with square columns.  
Approved January 2015:  The addition will be clad with wood 117 siding to match the residence. 
June 2015:  All original siding has been removed on the south elevation along with sections of 
siding on the first and second stories of the front (west) elevation and sections of the north 
elevation.  New replacement 117 wood siding has been installed.  All historic trim has been 
removed and destroyed.  Removed trim will be replaced with new wood trim to match the profile 
of the removed material. Wood lattice skirting will wrap the foundation.  See drawings and photos 
for more detail. 

Roof: Prior to unpermitted work:  The residence features a gambrel roof with a 7:12 pitch and closed 
soffits and an eave height of 10’-4½”. Additionally, the roof features a gable dormer with a 9:12 
pitch.  
Approved January 2015:  The addition will feature a gambrel roof with a 7:12 pitch and closed 
soffits with an eave height of 10’-4½” (to match existing).  The addition will feature two gable 
dormers with 6:12 (north elevation) and 8:12 (south elevation) pitches.   
June 2015:  The addition features a gambrel roof with a 7:12 pitch and closed soffits with an eave 
height of 10’-4½” (to match existing).  The addition features a single gable dormer with a pitch of 
6:12.  The dormer on the south elevation was not constructed. See drawings and photos for more 
detail. 

Front Elevation: 
(West) 

Existing:  The first story of the existing residence features an off center front entry door. A single 
large wide window is located to either side of the door.  The second story is tucked into the front 
facing gambrel roof. A set of windows is centered in the gable.  A side facing gabled dormer 
extends out to the south.  The partial width front porch features three brick pier and topped by 
tapered columns which supports the shed roof of the porch.  The porch is clad in brick skirting.  
The side profile of the porch steps are hidden behind a brick wing wall to the south.          
Approved January 2015:  The approved alterations on the front elevation include the addition of a 
side facing gabled dormer extending out to the south.  All other existing exterior features were to 
remain. 
June 2015:  The applicant has exceeded the approved scope of work.  Significant portions of the 
original siding have been removed and replaced, especially on the first story.  All trim has been 
removed.  All original windows have been removed and replaced with flange mounted vinyl 
windows.  The two front windows were also reduced in width.  The original portion of the house 
was raised 8” separating the porch roof from the columns (which are now topped by blocking).  
See drawings and photos for more detail. 
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Side Elevation: 
(North) 

Existing:  The north elevation features the side profile of the front porch to the west. To the east is 
a pair of windows followed by a single smaller window and a second pair of windows.  At the rear 
is a non-original addition that features no fenestration and is topped by a shed roof.  The large 
gambrel roof envelopes the second story. 
Approved January 2015:  The proposed addition is to begin at the original rear wall of the existing 
structure and extend back towards the rear.  The addition will be slightly inset.  On the first story, 
a single window will be located towards the center of the addition.  The second story will mostly 
be tucked into the roof.  A gabled dormer will be constructed towards the center o the addition.  A 
set of windows will be located in the dormer.  
June 2015:  The applicant has exceeded the approved scope of work.  The original portion of the 
house was raised 8” separating the porch roof from the columns (which are now topped by 
blocking).  Significant portions of the original siding have been removed and replaced.  All original 
windows have been removed and replaced with flange mounted vinyl windows.  The westernmost 
pair of windows has also been significantly altered.  The western window of this pair has been 
shifted to the west while the eastern window has been removed altogether.  The addition now has 
three pairs of windows, five more windows than originally approved.  See drawings and photos for 
more detail.         

Side Elevation: 
(South) 

Existing:  The south elevation features the side profile of the front porch to the west with the entry 
steps. Four windows are located on the first story.  At the rear is a non-original addition that 
features no fenestration and is topped by a shed roof.  A centrally positioned gabled dormer 
penetrates the large gambrel roof.   
Approved January 2015:  The proposed addition is to begin at the original rear wall of the existing 
structure and extend back towards the rear.  The addition will be flush with the existing wall, but is 
inset towards the rear.  On the first story, a single centrally located window will be located towards 
the center of the addition.  On the second story, a new gabled dormer will be constructed to the 
east of the existing dormer.  A set of windows will be located in the dormer.  
June 2015:  The applicant has exceeded the approved scope of work.  The original portion of the 
house was raised 8” separating the porch roof from the columns (which are now topped by 
blocking).  All original siding has been removed and replaced.  All original windows have been 
removed and replaced with flange mounted vinyl windows.  The addition now includes two more 
windows than originally approved.  The rear inset portion is now a porch with five columns and a 
railing system.  The proposed additional dormer was never constructed.  See drawings and 
photos for more detail.           

Rear Elevation: 
(East) 

The rear elevation of the residence and addition is not visible from the public Right-of-Way.  See 
drawings for more detail.   
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