
COA17-03 
STAFF REPORT 

HISTORIC AND CULTURAL LANDMARKS COMMISSION  
CITY OF FORT WORTH, TEXAS 

  
DATE: January 9, 2017           COUNCIL DISTRICT: 8 
 
GENERAL INFORMATION 
 
REQUEST Certificate of Appropriateness 
 
APPLICANT/AGENT Lorena Juanes 
 
LOCATION 1217 Morningside Drive  
 
ZONING/ USE (S) A-5/HC 
 
NEIGHBORHOOD ASSOCIATION Morningside   
 
 
ANALYSIS OF PROPOSED WORK 
 
CERTIFICATE OF APPROPRIATENESS  
 
Applicant requests a Certificate of Appropriateness to retain inappropriate windows.   
 
 
APPLICABLE TERRELL HEIGHTS DESIGN GUIDELINES 
 
REHABILITATION/ REPAIR OF EXISTING STRUCTURES: 
The intent of the historic district is to preserve existing historic buildings which contribute to the overall 
historic identity and character of the neighborhood. Wherever possible, materials, design, and 
craftsmanship of original features should be retained, used and maintained in a manner consistent with 
these guidelines. 
 
Appropriate 

• Retain existing features, materials and 
design elements wherever possible. 
Replace only those portions that are 
beyond repair. 

• Replace missing or deteriorated features 
and design elements with like materials 
or materials that convey the same visual 
appearance of color, reflectivity, texture 
and finish. 

• When replacing missing features or 
design elements replicate only those 
features that are known to have existed 
on that building or site. Photographs or 
physical evidence should be used for 
this determination. 

• Where no physical evidence or 
photographs exist, design of new 
features or design elements should be 
simple and compatible to the 

Not Appropriate 
• Using architectural decoration not original 

or typical to the architecture and era of a 
building. 

• Using materials of a different dimension 
or consistency than the original. 

• Using salvaged historic decoration 
because it is old and not because it is 
architecturally compatible. 

• Constructing additions or major 
alterations to the front or street facing 
facades of a contributing structure that 
alter the design or architectural style. 

• Mimicking historical detail that is not 
consistent with the historic structure. 

• Allowing original wood features to 
deteriorate. 

• Filling or enlarging original window or 
door openings. 

• Using windows and doors of a style unlike 
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neighborhood so as not to detract from 
existing architectural features. 

• Replacement doors and windows should 
be of similar style, profile and dimension 
as the existing. 

• Use storm windows, doors and screens 
that are painted to match the trim color 
and have a minimal visual impact. 

the existing. 
• Using unpainted metal storm windows, 

doors or screens. 

 

 
 
FINDINGS/RECOMMENDATIONS  
 
The structure located at 1217 E. Morningside Drive is a one story Minimal Traditional style structure 
constructed c. 1950. The Lopez Garcia survey from 2008 indicates that the original windows were 2/2 
aluminum sash. The applicant installed new windows that do not fit the original openings without a 
Certificate of Appropriateness. All of the opening have been reduced in size. The paired windows at 
the front elevation are 1/1 vinyl and have been reduced in width. The windows at the side elevation 
are 6/6 vinyl windows and the openings have been reduced in both height and width. These windows 
are inappropriate. The Design Guidelines state that it is inappropriate to use material of different 
dimensions or consistency than the original. In addition, the windows are surface mounted to the 
building destroying the historic spatial characteristics between the sashes, trim, casing and sill. 
Window trim, casing, sill and drip caps are important to the longevity of the historic structure. Correct 
windows sills, trim and drip caps prevent water infiltration preventing wood rot. Staff recommends that 
1/1 recess mounted vinyl windows are installed to fit the original openings at the front and side 
elevations and that proper window trim and wood sills are installed.  
 
Staff recommends the following motion: Motion to Deny 
 

 
Aerial 
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2008 Survey Photo 

 
 

 
2008 Survey Photo 
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Street View 

 

 
Side Elevation 
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View showing window installed at side elevation 

 
 

 
View showing window installed at side elevation 
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STAFF REPORT 
HISTORIC AND CULTURAL LANDMARKS COMMISSION 

CITY OF FORT WORTH, TEXAS 
 

DATE: January 9, 2017 COUNCIL DISTRICT: 8 
 
GENERAL INFORMATION 
 
REQUEST Certificate of Appropriateness 
 
OWNER  
APPLICANT/AGENT City of Fort Worth – Code Compliance 
 
LOCATION 1101 E. Mulkey Street 
 
ZONING/ USE (S) A-5/HC 
 
NEIGHBORHOOD ASSOCIATION Morningside Historic District 
 
 
ANALYSIS OF PROPOSED WORK 
 
CERTIFICATE OF APPROPRIATENESS  
 
The applicant requests a Certificate of Appropriateness to demolish the main structure 
and accessory structures. 
 
 
APPLICABLE ZONING ORDINANCE REGULATIONS 

Zoning Ordinance Article 5. Section 4.504  

4. Certificate of appropriateness: demolition or relocation.  

a. Loss of significance: The historic and cultural landmarks commission may approve a 
certificate of appropriateness for demolition or relocation when it has determined that the 
structure is no longer significant. In making this determination, the historic and cultural 
landmarks commission must find that the owner has established by a preponderance of 
the evidence that the structure has undergone significant and irreversible changes which 
have caused the structure to lose the significance and/or quality or features which 
qualified the structure for historic designation.  

b. Economic hardship: The owner of a property denied a certificate of appropriateness 
based on loss of significance shall have the right to introduce evidence to establish that 
the owner will suffer an unreasonable economic hardship if the certificate of 
appropriateness is not issue for the demolition or relocation of the structure.  
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i. The owner shall have the burden of establishing by a preponderance of the 
evidence that an unreasonable hardship exists under the criteria set forth in 
Section 4.506  

ii. If the historic and cultural landmarks commission finds that the owner has 
failed to establish by a preponderance of the evidence that an unreasonable 
economic hardship exists, the certificate of appropriateness shall be denied.  

iii. If the historic and cultural landmarks commission finds that the owner has 
satisfied by a preponderance of the evidence that an unreasonable economic 
hardship exists, the certificate of appropriateness may be issued with or without 
the following conditions. The historic and cultural landmarks commission may 
delay the issuance of the certificate of appropriateness up to 180 days after the 
date of the public hearing; may require the preparation of a salvation plan; 
documentation of the property; and/or the preservation of trees, shrubs and other 
landscaping of substantial significance. These conditions shall be in compliance 
with all other city codes and ordinances.  

5. Certificate of appropriateness, economic hardship:  

a. If the historic and cultural landmarks commission finds that an owner of a property is 
not entitled to a certificate of appropriateness as a result of loss of significance, the 
owner shall have the right to introduce evidence to establish that the owner will suffer an 
unreasonable economic hardship if the certificate of appropriateness is not issued for the 
proposed demolition or relocation. The owner shall have the burden of establishing by a 
preponderance of the evidence that an unreasonable economic hardship exists under 
the criteria set forth in Section 4.506  

b. If the owner does not establish that an unreasonable economic hardship exists, the 
certificate of appropriateness shall be denied.  

c. If the owner does establish that an unreasonable economic hardship exists, the 
historic and cultural landmarks commission may delay the issuance of a certificate of 
appropriateness for up to 180 days from the date of the public hearing and may require 
the preparation of a salvage plan, documentation of the property and/or the preservation 
of trees, shrubs and other landscaping of substantial significance. These conditions shall 
be in compliance with all other city codes and ordinances.  

Zoning Ordinance Article 5. Section 4.506- Unreasonable economic hardship: removal, 
demolition or relocation.  

A. Declaration of unreasonable economic hardship. The historic and cultural landmarks 
commission may declare that an unreasonable economic hardship exists as a basis for:  

1. Recommending removal of the highly significant endangered, historic and cultural 
landmark, historic and cultural landmarks district or demolition delay designation; or  

2. Issuing a certificate of appropriateness approving the demolition or relocation of 
property designated or pending designation as highly significant endangered or historic 
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and cultural landmark or located in an area designated or pending designation as an 
historic and cultural landmarks district.  

B. Burden of proof. When a claim of unreasonable economic hardship is made, the owner must 
prove by a preponderance of the evidence that:  

1. The owner cannot make reasonable beneficial use of or realize a reasonable rate of 
return on a structure or site, regardless of whether that return represents the most 
profitable return possible, unless the highly significant endangered, historic and cultural 
landmark, historic and cultural landmarks district or demolition delay designation, as 
applicable, is removed or the proposed demolition or relocation is allowed;  

2. The structure or property cannot be reasonably adapted for any other feasible use, 
whether by the current owner or by a purchaser, which would result in a reasonable rate 
of return; and  

3. The owner has failed to find a purchaser or tenant for the property during the previous 
two years, despite having made substantial ongoing efforts during that period to do so. 
The evidence of unreasonable economic hardship introduced by the owner may, where 
applicable, include proof that the owner's affirmative obligations to maintain the structure 
or property make it impossible for the owner to realize a reasonable rate of return on the 
structure or property.  

C. Claim for historic and cultural landmarks districts. Owners of individual structures or sites 
located in an historic and cultural landmarks district are entitled to a certificate of 
appropriateness for demolition or relocation upon proof of unreasonable economic hardship; 
however, an historic and cultural landmarks district designation shall be removed only from the 
entire district, upon proof that the designation results in an unreasonable economic hardship to 
the district as a whole. Individual structures or sites shall not be removed from an historic and 
cultural landmarks district.  

D. Consultation and search for alternatives. The owner, persons or entities who have executed 
a sales contract or option contract for purchase of the property, or their representatives, the 
historic and cultural landmarks commission, local preservation groups and interested parties 
shall consult in good faith, as outlined in Section 4.504(D) in a diligent effort to seek alternatives 
that will eliminate the unreasonable economic hardship and preserve the structure or property.  

E. Proof of hardship: As evidence that an unreasonable economic hardship exists, the owner 
may submit the following information to the historic and cultural landmarks commission by 
affidavit:  

1. For all structures and property: 

a. The past and current use of the structures and property; 

b. The name and legal status (e.g., partnership, corporation) of the owners; 

c. The original purchase price of the structures and property; 
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d. The assessed value of the structures and property according to the two most 
recent tax assessments; 

e. The amount of real estate taxes on the structures and property for the previous 
two years; 

f. The date of purchase or other acquisition of the structures and property; 

g. Principal balance and interest rate on current mortgage and the annual debt 
service on the structures and property, if any, for the previous two years;  

h. All appraisals obtained by the owner or applicant within the previous two years 
in connection with the owner's purchase, financing or ownership of the structures 
and property;  

i. Any listing of the structures and property for sale or rent, price asked and offers 
received; 

j. Any consideration given by the owner to profitable adaptive uses for the 
structures and property; 

k. Any replacement construction plans for proposed improvements on the site; 

l. Financial proof of the owner's ability to complete any replacement project on 
the site, which may include but not be limited to a performance bond, a letter of 
credit, a trust for completion of improvements, or a letter of commitment from a 
financial institution; and  

m. The current fair market value of the structure and property as determined by a 
qualified appraiser. 

n. Estimate of the cost of the proposed demolition or relocation (construction and 
alteration are not applicable to this section) and an estimate of any additional 
cost that would be incurred to comply with the design guidelines.  

o. A report from a licensed engineer or architect with experience in rehabilitation 
as to the structural soundness of any structures on the property and their 
suitability for rehabilitation.  

2. For income producing structures and property: 

a. Annual gross income from the structure and property for the previous two 
years; 

b. Itemized operating and maintenance expenses for the previous two years; and 

c. Annual cash flow, if any, for the previous two years. 
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3. In the event that the historic and cultural landmarks commission determines that any 
additional information described above is necessary in order to evaluate whether an 
unreasonable economic hardship exists, the historic and cultural landmarks commission 
shall notify the owner. Failure by the owner to submit such information to the historic and 
cultural landmarks commission within 15 days after receipt of such notice, which time 
may be extended by the historic and cultural landmarks commission, will be grounds for 
denial of the owner's claim of unreasonable economic hardship.  

 
APPLICABLE TERRELL HEIGHTS DESIGN GUIDELINES 
 
Demolition and Relocation 
The intent of the historic district is preserve historic buildings, materials and features. Demolition 
of a building considered as contributing to the historic character of the district shall be avoided 
unless a preponderance of evidence can prove that the structure is a threat to the safety of the 
public or could not reasonably be rehabilitated either structurally or economically. It is not 
considered reasonable to rehabilitate a structure where the rehabilitation shall leave it devoid of 
all original materials or features. The relocation of buildings from inside the district to locations 
outside the district shall be considered in the same manner as demolition for the purposes of 
considering the appropriateness of the action. Relocation of buildings from outside of the district 
to a location within the district shall be considered appropriate only when the structure to be 
moved is architecturally, materially, and dimensionally compatible with the surrounding 
neighborhood. The demolition and relocation of buildings considered to be noncontributing to 
the character of the district shall be allowed with the appropriate approvals. 
 
Appropriate Not Appropriate 

• Removing or demolishing building or 
site features that do not contribute to 
the character, integrity or significance 
of the building or site.  

• Removing later additions that cover, 
harm, or mask original or significant 
architectural features. 

• Demolishing a building found to be a 
threat to public safety after the 
appropriate documentation has been 
completed.  

• Demolishing an accessory structure 
where the demolition would not 
adversely affect the primary structure 
or site.  

• Replacing demolished buildings in 
accordance with the guidelines for new 
construction within this district.  

• Demolishing historically or 
architecturally significant buildings or 
site features that contribute to the 
district. 

• Demolishing a building or site feature 
that would have a detrimental impact 
on the public interest or adversely 
impact the visual character of the block 
or neighborhood.  

• Removing features of a building which 
contribute to its significance that may 
leave the building devoid of integrity or 
character and cause a de facto 
demolition.  

• Demolishing or removing structural 
elements that would lead to structural 
deficiencies and demolition by neglect.  

• Demolishing a building that is of an old, 
unusual or uncommon design that 
could not be reproduced without great 
difficulty or expense. 
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FINDINGS/RECOMMENDATIONS  
The structure at 1101 East Mulkey Street is a single-story residence. Tarrant County Appraisal 
District lists the structure’s construction date as 1939. It is a Minimal Traditional residence and is 
identified by its square form, side gable roof, asbestos siding, and 6/6 wood windows.  
 
It is a contributing structure to the Morningside Historic District. 
 
The structure has been badly burned.  
 
Loss of Significance 
Per the Historic Preservation Ordinance (Article 5 Section 4.504), the HCLC may approve a 
certificate of appropriateness for demolition when it has determined that the structure is no 
longer significant. In making this determination, the historic and cultural landmarks commission 
must find that the owner has established by a preponderance of the evidence that the structure 
has undergone significant and irreversible changes which have caused the structure to lose the 
significance and/or quality or features which qualified the structure for historic designation. 
 
Does the structure still retain any significant exterior architectural features that define 
the character of the structure and qualify as a contributing structure in the historic 
district?   
No. The structure has been badly burned.  
 
In its present condition, does the structure still contribute to the historic district? 
No. The structure has been badly burned. 
 
What evidence has the applicant provided to support the request for demolition based on 
loss on historic significance? 
The applicant submitted the following items to support their request for demolition. 

• Photographs of the existing structures; 
• Copy of Tarrant Appraisal District Real Estate Data Sheet;  

 
Unreasonable Economic Hardship 
 
Can the owner make reasonable beneficial use of or realize a reasonable rate of return on 
the site, regardless of whether that return represents the most profitable return possible, 
if the demolition is not allowed? 
Unknown.   
 
Can the structure be reasonably adapted for any other feasible use, whether by the 
current owner of by a purchaser, which would result in a reasonable rate of return? 
The site is zoned A-5, Single family. The property owner could construct a new single family 
residence. 
 
Has sale of the property been considered or attempted? 
Unknown. 
 
What evidence has the applicant provided to support the request for demolition based on 
loss on economic hardship? 
The applicant submitted the following items to support their request for demolition. 

• Photographs of the existing structures; 
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• Copy of Tarrant Appraisal District Real Estate Data Sheet;  
 
What was the original purchase price of the property? 
Unknown 
 
What are the current values on the property? 
According to Tarrant County Appraisal, the land value on this property is $8,500.  The 
improvements value is listed as $22,600. Total property value is $31,100.   
 
What is the estimated cost of demolition? 
Unknown 
 
What are the future plans for the site? 
Unknown. 
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SUPPLEMENTAL INFORMATION 
 

 
Aerial 

 

 
Survey Photo 2007 
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Survey Photo 2007 

 
 

Existing Building Photos 
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Tarrant Appraisal District
Real Estate

12/29/2016
Account Number:   02609673

Georeference:   36920-11-25
Property Location:   1101 E MULKEY ST, FORT WORTH, 76104

Owner Information:   FORT WORTH CITY OF
   1000 THROCKMORTON ST
   FORT WORTH TX 76102-6311

3 Prior Owners 
Legal Description:   RYAN SOUTHEAST ADDITION

   Block: 11 Lot: 25
Taxing Jurisdictions:   026 CITY OF FORT WORTH

   220 TARRANT COUNTY
   905 FORT WORTH ISD
   223 REGIONAL WATER DISTRICT
   224 TARRANT COUNTY HOSPITAL
   225 TARRANT COUNTY COLLEGE

This information is intended for reference only and is subject to change. It may not accurately reflect the complete
status of the account as actually carried in TAD's database

Certified Values for Tax Year 2016
 Land Impr 2016 Total ††
Market Value $8,000 $13,568 $21,568
Appraised Value † $8,000 $13,568 $21,568
Approximate Size †††   1,192
Land Acres ♦   0.1377
Land SqFt ♦   6,000

† Appraised value may be less than market value due to state-mandated limitations on value increases
†† A zero value indicates that the property record has not yet been completed for the indicated tax year

††† Rounded
♦ This represents one of a hierarchy of possible values ranked in the following order: Recorded, Computed, System,

Calculated

5-Year Value History
Tax Year Appraised Land Appraised Impr Appraised Total Market Land Market Impr Market Total

2015 $8,500 $22,600 $31,100 $8,500 $22,600 $31,100
2014 $8,500 $22,600 $31,100 $8,500 $22,600 $31,100
2013 $8,500 $22,600 $31,100 $8,500 $22,600 $31,100
2012 $8,500 $21,800 $30,300 $8,500 $21,800 $30,300
2011 $8,500 $21,800 $30,300 $8,500 $21,800 $30,300

2016 Notice Sent:
 

Protest Deadline:
 

Exemptions:   PUBLIC PROPERTY 11.11                                                     

   *Texas Property Tax Code Section 25.027 prohibits this website from indicating that a property owner is 65 years of
age or older
Property Data:

Deed Date:   07/02/2014   
Deed Page:   0000000   

Deed Volume:   0000000   
Instrument:   D214153711 State Code:   A Residential SingleFamily

  Garage Bays:   0
Year Built:   1939 Central Air:   N

Pct Complete:   1.00 Central Heat:   N
TAD Map:   2054-380 Pool:   N
MAPSCO:   TAR-077U   

Agent:     

http://www.tad.org/georeference?code=36920
https://maps.google.com/maps?q=1101 E MULKEY ST, FORT WORTH, 76104
http://www.tad.org/custom/prior_owner.php?objId=2609673
http://www.tad.org/custom/prior_owner.php?objId=2609673
http://www.tad.org/media/pdf/MapPDF/t_2054-380.pdf
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