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  Applicant: Garrett Callen, architect for Caitlin Saunders, owner 

  Property: 611 W 12th Street, Lots 16, 17, and 18 / Tracts 16B, 17B, and 18B, Houston Heights 
Neighborhood Subdivision. The property is a 4,400 SF (100’x44’) vacant interior 
lot. 

 Significance: non-contributing vacant lot, located in the Houston Heights West historic district. 

  Proposal: New Construction: Single Family Residence. 

  The project proposes a two-story new construction single family residence featuring 
painted siding with a brick water table, steel windows, and a standing-seam metal roof. 
The design includes screened porch areas on the first floor. 

  The main house has a ridge height of approximately 27'-6" above natural grade, with a 
maximum eave height of 20’. It contains 1,118 sq ft of conditioned first-floor space and 
859 sq ft of conditioned second-floor space, for a total conditioned area of 1,977 sq ft. 

  A Separate application is submitted for detached two-story garage that is proposed to be 
located at the rear of the lot, constructed with compatible materials and a similar 
standing-seam roof. The garage includes 439 sq ft on the first level and a second-story 
garage apartment also measuring 439 sq ft, both excluded under the 528 sq ft accessory 
structure allowance. The garage roof reaches a maximum ridge height of 26’. 

Public Comment: No comment received. 

Civic Association: No comment received. 

Recommendation: Approval 

HAHC Action: - 
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APPROVAL CRITERIA 

NEW CONSTRUCTION IN A HISTORIC DISTRICT 

Sec. 33-242: HAHC shall issue a certificate of appropriateness for new construction in a historic district upon finding that 
the application satisfies the following criteria: 

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

(1) The distance from the property line of the front and side walls, porches, and exterior features of any
proposed new construction must be compatible with the distance from the property line of similar
elements of existing contributing structures in the context area; Front and side setbacks (15', 5', and
10') match typical contributing structures and maintain the block’s historic rhythm

(2) The exterior features of the new construction must be compatible with the exterior features of existing
contributing structures in the context area; The front window is larger than typical, but its proportions
and detailing work within the overall façade and porch rhythm. Given the atypical context at the
district’s edge, this contemporary feature does not disrupt historic character.

(3) The scale and proportions of the new construction, including the relationship of the width and roofline,
overall height, eave height, foundation height, porch height, roof shape, and roof pitch, and other
dimensions to each other, must be compatible with the typical scale and proportions of existing
contributing structures in the context area unless special circumstances, such as an atypical use,
location, or lot size, warrant an atypical scale and proportions; and objects in the historic district; The
scale and proportions of the new construction—including its width, roofline, height, eave height,
foundation height, porch dimensions, and massing—are compatible with the range found in
contributing structures. The atypical edge-of-district location further supports the proposed
proportions.

(4) The height of the new construction must not be taller than the typical height of existing contributing
structures in the context area unless special circumstances, such as an atypical use, location, or lot
size, warrant an atypical height, except that; The height is within the typical range for the context
area. The first-story proportions correspond to contributing one-story forms, with a second story
appropriately scaled above. The site’s transitional location at the district boundary allows the height
to remain compatible without impacting the historic character.

(a) Design guidelines for an individual historic district may provide that a new construction with two
stories maybe be constructed in a context area with only one-story contributing structures as long as
the first story of the new construction has proportions compatible with the contributing structures in
the context area, and the second story has similar proportions to the first story; and

(b) A new construction shall not be constructed with more than one story in a historic district that is
comprised entirely of one-story contributing structures, except as provided for in design guidelines
for an individual historic district.
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HEIGHTS DESIGN GUIDELINES 

In accordance with Sec. 33-276, the proposed activity must comply with the City Council approved 
Design Guidelines. 

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

Maximum Lot Coverage (Addition and New Construction) 

 Existing Lot Size: 4,400 SF 

   Max. Allowed: 1,963 SF  

   Proposed Lot Coverage: 1,118 SF 

Maximum Floor Area Ratio (Addition and New Construction) 

Existing Lot Size: 4,400 SF 

Max. FAR Allowed: 2,112 SF 

 Proposed FAR: 1,997 SF 

Side Wall Length and Insets (Addition and New Construction) 

 West Side Wall Length: 25’-4” 
 Inset depth on South side: 2’ 
 Inset width on South side: 6’ 

East Side Wall Length: 25’-3” 
Inset depth on North side: 2’ 
Inset width on North side: 8’ 
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Side Setbacks (Addition and New Construction) 

Proposed West side setback (1):   5’ Proposed East side setback (2): 10’ 

Cumulative side setback:     15’ 

Eave Height (Addition and New Construction) 

Proposed eave height: 20’ 
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Front Setbacks (New Construction) The setback is the distance from the property line to the front wall, porch, 
or exterior feature. 

Proposed front setback:  15’ 

Front Wall Width and Insets (New Construction) 

Max front wall width: 17’, Max front wall depth: 10’ 

Front Porch Width and Depth (Addition and New Construction) 

The width of a porch is measured between the corners of the porch foundation at the front of the porch. A 
front porch must be at least 6’ deep. 

Proposed front porch width:  10’-9” 
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PROPERTY LOCATION  

HOUSTON HEIGHTS HISTORIC DISTRICT WEST 

611 W12th St 
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CONTEXT AREA 

Street Views 
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CONTEXT AREA ANALYSIS 
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3D Views 
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SITE PLAN 

N
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 FLOOR PLANS 

 N
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ROOF PLAN 

N
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FRONT SOUTH ELEVATION 
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REAR SOUTH ELEVATION 
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SIDE (EAST) ELEVATION 

SIDE (WEST) ELEVATION 
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WINDOW & DOOR SCHEDULES 
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AREA CALCULATIONS 
N
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HOUSTON HEIGHTS DESIGN GUIDELINES 
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APPLICAN’T SUPPORTING MATERIAL 
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 

 

ISSUES / REVISIONS

REV. DESCRIPTION DATE

A DESIGN REVIEW 06/22/2026

B CERTIFICATE OF APPROPRIATENESS 08/03/2026

C PRELIMINARY PRICING 08/14/2026

 

  Current scheme for 611 W 12th - Front facing window proportions similar to context

301 W 12th St (Contributing) - Similar front facing window proportion to proposed design of 611 W 12th St



1427 Allston St (built in 2019) - Houston Heights 
East Historic District (Non-Contributing)

Large front facing windows Large front facing windows

Earlier scheme for 611 W 12th - We felt this scheme didn’t compliment the historic district context

1435 Rutland St (built in 1996) - Houston Heights 
East Historic District (Non-Contributing)



1149 Waverly St (built in 2022) - Catty corner from 611 W 12th St (not in 
Houston Heights Historic District)

Although this house is outside of the historic district, the massing and 
window proportions are similar to the proposed scheme for 611 W 12th St



Houston Heights Historic District Design Guidelines - Section 1 -17 (New Construction)



Houston Heights Historic District Design Guidelines - Section 1 -17 (New Construction)



Houston Heights Historic District Design Guidelines - Section 7 -2 (Design Consideration)



Houston Heights Historic District Design Guidelines - Section 7 - 4 (Differentiation)
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