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Summary of Analysis: 
• The proposed setbacks, side yard spacing, 

massing, scale, and design generally comply 
with the Guidelines.  

• The rhythm of solid-to-void created by the 
proposed fenestration patterns along the 
side elevations are not consistent with 
traditional building practices in the district.  

• The proposed shutters will be louvered as 
opposed to the style represented on the 
submitted plans  

• Update to application: Alterations to 
previously submitted plans to include 
changes to roof design and fenestration 
pattern along south elevation 
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PROPERTY AND APPLICATION HISTORY 
Old Dauphin Way Historic District was initially listed in the National Register in 1984 under Criterion C for 
significant architecture and community planning. The district includes most nineteenth-century 
architectural styles and shows adaptations of middle-class domestic designs of the nineteenth century to 
the regional, Gulf Coast climate. It includes “fine examples of commercial, institutional, and religious 
structures as well as 20th-century apartments.”   
 
The property at 109 Houston was previously recognized as 113 Houston Street. It is currently a vacant lot. 
The 1925 Sanborn Map (the first to survey the subject location) depicts a large two-story frame structure 
designated as an apartment building with a five-car garage to the rear. According to Historic 
Development files, these structures were destroyed by a fire in 1998.  
 
According to Historic Development records, this property has appeared three times before the 
Architectural Review Board. On March 1, 2023, an application to approve the construction of a one-and-
a-half story frame structure was reviewed. The same application was reviewed again on March 15th, 
2023, when it received a COA. The structure was never constructed. On February 4, 2026, an earlier 
iteration of the subject project was presented. A Design Review Committee was conducted on February 
13, 2026.  

   
SCOPE OF WORK 

1. Construct a two-story single-family residence with attached open carport. 
a. Setbacks: 

1) Front: 27’-2: 
2) North: 5’-7/32”  
3) South: 19’-11 13/16” 
4) East (rear): 8’-0” 

b. Overall dimensions: 
24’-3 ¼ “ W x 65’-7 5/8” D (with carport, depth would expand to 104’ -1 ½ “ D) 

c. Foundation: 
Simulated raised foundation clad in brick veneer 

d. Wall cladding: 
1) Fiber cement horizontal siding 
2) Horizontal banding to distinguish the first and second floors.  

e. Roof: 
Front-gabled roof clad in architectural shingles (color: Weathered Wood).     

1) Each gable end will feature a faux gable vent 
Carport would be topped by a cross-gabled roof clad in shingles to match the residence. 

f. First-floor height above grade:  
Approximately 2’-0” 

g. Ceiling heights: 
2) First Floor: 10’-0” 
3) Second Floor: 9’-0” 

h. Windows: 
Aluminum-clad one-over-one sash windows of varying dimensions; one fixed single-light 
aluminum-clad window 

i. Doors: 
Front entry door would be mahogany wood. 
Rear and second-story French doors would be fiberglass 

j. West Façade: 
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1) The façade would consist of three bays, with the southernmost bay projecting and double 
galleries spanning the remaining two recessed bays. 

2) The galleries would each be supported by two turned porch posts wrapped in fiber-
cement. A picket railing would be installed between the posts on the second story gallery. 

3) Brick steps would access the porch across from the front entry door. 
4) A single one-over-one window measuring 3’0” W x 6’0” H would be centered on the north 

projecting bay on the first and second floor. Each window would be flanked by louvered 
wood shutters. The first-floor window would measure 3’0” W x 6’0”H, with the second-
floor window measuring 3’0” W x 5’0”H. 

5) The two recessed bays would consist of the following (from north to south): 
First floor- Pane and panel door measuring 3’0”W x 8’0”H; one-over-one window 
measuring 3’0”W x 6’0”H, flanked by wood louvered shutters 
Second floor – two one-over-one windows, each measuring 3’0” W x 5’0”H and flanked by 
wood louvered shutters (these windows would be in line with the fenestration on the first 
floor below). 

6) full-lite French doors measuring approximately 6’0 W x 8’0” H would access the front 
balcony on its north elevation.  

k. East elevation (rear): 
First floor – one single-lite door measuring 2’8”W x 8’0”H; one paneled door also measuring2’8”W 
x 8’0”H (both located on the north side of the elevation).  
Second floor – Two one-over-one windows, each measuring 3’0” W x 5’0”H . One window would 
be located on the south end of the elevation, the other on the north end. 

l. North elevation: 
First floor- one-over-one window measuring 2’0”W x 4’0”H; one-over-one window measuring 
2’0”W x 3’0”H; triple sash one-over-one windows, each measuring 3’0”W x 6’0”H. 
Second floor- no fenestration is proposed for this portion of the elevation. 

m. South Elevation 
First floor –  One-over-one window measuring 3’0” W x 4’0” H, one-over-one window measuring 
3’0” W x 4’0” H, one single-light fixed window measuring 4’0”W x 4’0”H; one-over-one window 
measuring 3’0”W x 6’0”H; one-over-one window measuring 3’0”W x 6’0”H. 
Second floor – One-over-one window measuring 3’0”W x 5’0”H, one-over-one window measuring 
3’0” W x 5’0” H, one-over-one window measuring 3’0” W x 5’0” H. 

2. Open carport 
1) The carport would sit approximately 5’-5 5/8” east of the dwelling and would be connected to the 

structure by a covered porch projecting from the recessed north side of its rear elevation. The 
rear porch would measure 10’- 9” w x 12’-9” D and would be topped by a gabled roof covered in 
architectural shingles. 

2) The carport structure would measure 20’-6” W x 24’-9” D and would be topped by a cross-gable 
roof clad in architectural shingles and supported by six fiber cement columns.  

3) Both the connecting porch and carport would have ceiling heights of 10’-0”. 
3. Site improvements 

1) A 12’-0” wide driveway would run from west to east along the south side of the structure. 
Driveway pavement would widen at the rear of the parcel to access the open carport’s south 
elevation.  

 
APPLICABLE STANDARDS (Design Review Guidelines for Mobile’s Historic Districts) 

• 6.34 Maintain the visual line created by the fronts of buildings along a street. 
o Where front yard setbacks are uniform, place a new structure in general alignment with its 

neighbors. 
o Where front yard setbacks vary, place a new structure within the established range of front yard 

setbacks on a block. 
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• 6.35 Maintain the side yard spacing pattern on the block. 
o Locate a structure to preserve the side yard spacing pattern on the block as seen from the street. 
o Provide sufficient side setbacks for property maintenance. 
o Provide sufficient side setbacks to allow needed parking to occur behind the front wall of the 

house. 
• 6.36 Design the massing of new construction to appear similar to that of historic buildings in the district. 

o Choose the massing and shape of the new structure to maintain a rhythm of massing along the 
street.  

o Match the proportions of the front elevations of a new structure with those in the surrounding 
district. 

• 6.37 Design the scale of new construction to appear similar to that of historic buildings in the district. 
o Use a building height in front that is compatible with adjacent contributing properties.  
o Size foundation and floor heights to appear similar to those of nearby historic buildings 
o Match the scale of a porch to the main building and reflect the scale of porches of nearby historic 

buildings 
• 6.38 Design exterior building walls to reflect traditional development patterns of nearby historic buildings. 

o Use a ratio of solid to void that is similar in proportion to those of nearby historic buildings. 
o Reflect the rhythm of windows and doors in a similar fashion on all exterior building walls. The 

ARB will consider all building walls; however, building walls facing streets may face increased 
scrutiny. 

o Use steps and balustrades in a similar fashion as nearby historic structures. 
o Design building elements on exterior building walls to be compatible with those on nearby 

historic buildings. These elements include, but are not limited to: 
 Balconies 
 Chimneys 
 Dormers 

• 6.39 Use exterior materials and finishes that complement the character of the surrounding district. 
o Use material, ornamentation or a color scheme that blends with the historic district rather than 

making the building stand out.  
o If an alternative material is used that represents an evolution of a traditional material, suggest the 

finish of the original historic material from which it evolved.  
o Use a material with proven durability in the Mobile climate and that is similar in scale, character 

and finish to those used on nearby historic buildings.  
ACCEPTABLE MATERIALS 
o Materials that are compatible in character, scale and finish to those used on nearby historic 

buildings are acceptable. These often include: 
 Stucco 
 Brick 
 Stone 
 Wood (lap siding, shingles, board and batten) 
 Concrete siding 
 Cement fiber board siding 
 Skim stucco coat 

UNACCEPTABLE MATERIALS 
o Materials that are incompatible in character, scale and finish to those used on nearby historic 

buildings are unacceptable. These often include: 
 Metal siding 
 Vinyl siding 
 Unfinished concrete block 
 Plywood 
 Masonite 
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 Vinyl coatings 
 Ceramic coatings 
 Exterior insulation and finishing system (EIFS) wall systems 

• 6.40 Design a roof on new construction to be compatible with those on adjacent historic buildings. 
o Design the roof shape, height, pitch and overall complexity to be similar to those on nearby 

historic buildings. 
o Use materials that appear similar in character, scale, texture and color range to those on nearby 

historic buildings. 
o New materials that have proven durability may be used. 
ACCEPTABLE ROOF MATERIALS 
o Materials that are similar in character, scale, texture and color range to those used on nearby 

historic buildings are acceptable. These often include: 
 Asphalt dimensional or multi-tab shingles 
 Wood shake or shingle 
 Standing seam metal 
 Metal shingles 
 5-V crimp metal 
 Clay tile 
 Imitation clay tile or slate 

• 6.41 Design a new door and doorway on new construction to be compatible with the historic district. 
o Place and size a door to establish a solid-to-void ratio similar to that of nearby historic buildings. 
o Place a door in a fashion that contributes to the traditional rhythm of the district as seen in 

nearby historic buildings. 
o Incorporate a door casement and trim similar to those seen on nearby historic buildings. 
o Place and size a special feature, including a transom, sidelight or decorative framing element, to 

complement those seen in nearby historic buildings. 
o Use a door material that blends well with surrounding historic buildings. Wood is preferred. 

Paneled doors with or without glass are generally appropriate. 
• 6.42 Design a porch to be compatible with the neighborhood. 

o Include a front porch as part of new construction if it is contextual and feasible. 
o When designing a porch, consider porch location, proportion, rhythm, roof form, supports, steps, 

balustrades and ornamentation relative to the main building and porches in the district. 
o Design the elements of a porch to be at a scale proportional to the main building. 
o Where a rhythm of porches exists on a street or block, design a porch that continues this historic 

rhythm. 
o Design a rear or side porch that is visible from the public right-of-way to be subordinate in 

character to the front porch. 
• 6.43 Design piers, a foundation and foundation infill to be compatible with those of nearby historic 

properties. 
o Use raised, pier foundations. 
o If raised foundations are not feasible, use a simulated raised foundation. 
o Do not use slab-on-grade construction. This is not appropriate for Mobile’s historic 

neighborhoods. If a raised slab is required, use water tables, exaggerated bases, faux piers or 
other methods to simulate a raised foundation. 

o Do not use raw concrete block or exposed slabs. 
o If foundation infill must be used, ensure that it is compatible with the neighborhood. 
o If solid infill is used, recess it and screen it with landscaping. 
o If lattice is used, hang it below the floor framing and between the piers. Finish it with trim. 
o Do not secure lattice to the face of the building or foundation. 
o Do not use landscaping to disguise inappropriate foundation design. 
ACCEPTABLE FOUNDATION MATERIALS 
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o Materials that are similar in character, texture and durability to those used on nearby historic 
buildings are acceptable. These often include: 
 Brick piers 
 Brick infill 
 Wood (vertical pickets) 
 Framed lattice infill 

UNACCEPTABLE FOUNDATION MATERIALS 
o Materials that are not similar in character, texture and durability to those used on nearby historic 

buildings are unacceptable. These often include: 
 Mineral board panels 
 Concrete block infill 
 Metal infill 
 Plywood panel infill 
 Plastic sheeting infill 
 Vinyl sheeting infill 

• 6.45 Locate and design windows to be compatible with those in the district. 
o Locate and size a window to create a solid-to-void ratio similar to the ratios seen on nearby 

historic buildings. 
o Locate a window to create a traditional rhythm and a proportion of openings similar to that seen 

in nearby historic buildings. 
o Use a traditional window casement and trim similar to those seen in nearby historic buildings. 
o Place a window to match the height of the front doorway. 
o Place a window so that there is proportionate space between the window and the floor level. 
o Do not place a window to directly abut the fascia of a building. 
o Use a window material that is compatible with other building materials. 
o Do not use a reflective or tinted glass window. 
o Use a 1/1 window instead of window with false muntins. A double paned window may be 

acceptable if the interior dividers and dimensional muntins are used on multi-light windows. A 
double paned 1/1 window is acceptable. 

o Do not use false, interior muntins except as stated above. 
o Recess window openings on masonry buildings. 
o Use a window opening with a raised surround on a wood frame building. 
ACCEPTABLE WINDOW MATERIALS 
o Materials that are similar in character, profile, finish and durability to those used on nearby 

historic buildings are acceptable. These often include: 
 Wood 
 Vinyl-clad wood 
 Aluminum-clad customized wood 
 Extruded Aluminum 

UNACCEPTABLE WINDOW MATERIALS 
o Materials that are not similar in character, profile, finish and durability to those used on nearby 

historic buildings are unacceptable. These often include: 
 Mill finish metal windows 
 Snap-in or artificial muntins 
 Vinyl 

• 6.46 Design shutters and awnings to be compatible with the building. 
o Use a shutter that fits the reveal of a window opening precisely. 

• 6.47 Design shutters and awnings to be compatible with the district. 
o Use operable blinds or shutter units hung with hinges. 
o When using artificial materials, use a blind or shutter unit that has a thickness, weight and design 

similar to wood. An artificial material shutter will be considered on a case-by-case basis. 
o Use an operable shutter where feasible. 
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o Where a blind or shutter is fixed, hang them on a window casing in a manner to replicate an 
operable shutter. 

o If a synthetic awning is used, use one with a textured surface. Do not use an awning with a 
smooth vinyl surface. 

ACCEPTABLE SHUTTER AND AWNING MATERIALS 
o Materials that are similar in character, texture and durability to those used on nearby historic 

buildings are acceptable. These often include: 
 Louvered or solid panel wood (shutter) 
 Louvered or solid panel composite 
 Fabric (awning) 

UNACCEPTABLE SHUTTER AND AWNING MATERIALS 
o Materials that are not similar in character, texture and durability to those used on nearby historic 

buildings are unacceptable. These often include: 
 Lightweight plastic (shutter) 
 Metal (awning) 

• 10.5 Visually connect the street and building.  
o Maintain or install a walkway leading directly from the sidewalk to the main building entry. 

• 10.7 Minimize the visual impact of parking.  
o Locate a parking area at the rear or to the side of a site whenever possible.   
o Use landscaping to screen a parking area.  
o Minimize the widths of a paved area or a curb cut.   
o If a curb cut is no longer in use, repair the curb. In some areas, granite curbs may be required.  
o Do not use paving in the front yard for a parking area. Paving stones might be acceptable in 

certain instances. 
o Do not create a new driveway or garage that opens onto a primary street.  
ACCEPTABLE WALK AND PAVING MATERIALS  

o Materials that have a similar character, durability and level of detail to walks and paved areas 
associated with historic properties in the district are acceptable. These often include:   
 Gravel or crushed stone   
 Shell  
 Brick 
  Cobblestone  
 Grasspave or grasscrete (mix of grass and hard surface paving material that provides a 

solid surface) 
 

 
STAFF ANALYSIS 03/18/2026 
The subject project is a vacant lot located in the Old Dauphin Way Historic District. The application under 
review seeks approval to construct a new single-family residence on the parcel.  
 
The updated design incorporates the suggestions made during the Design Review Committee. These 
include the addition of windows to the south elevation to better reflect the fenestration rhythms of the 
surrounding historic homes, the inclusion of gable ends to the roof of the primary structure, and the 
installation of horizontal banding to break up the long side elevations of the structure. These revisions 
improve the proposed design’s consistency with the traditional development patterns of the surrounding 
district. 
 
STAFF ANALYSIS 02/04/2026 
The subject property is a vacant lot located in the Old Dauphin Way Historic District. The application 
under review seeks approval to construct a new single-family residence on the parcel. 
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New residential construction requires the consideration of placement, mass, scale, and building 
components such as design, features, and materials.  
 
With regard to placement, two elements are taken into account – setback from the street and distance 
between building. The Guidelines for New Residential Construction state that new buildings should be 
responsive to and maintain the alignment of traditional façade lines (6.34), as well as the rhythm of side 
and rear setbacks (6.35).  The subject property is located adjacent to/in the vicinity of contributing 
buildings. In accord with Design Guidelines, the setbacks reflect the historical character of the 
contributing aspects of the built landscape.  The proposed placement creates front and side setbacks that 
are within the established ranges of nearby contributing structures on Houston Street, Laurel Street, and 
Hannon Avenue.  
 
The Design Review Guidelines state that mass - the relationship of the parts of the larger whole 
comprising a building - for new construction should be in keeping with arrangement and proportion of 
surrounding historic residences (6.36).  The outward massing of the building, a rectangular block with 
advancing with a small projections to the front and rear, is similar to massing found in the neighborhood 
and recalls the residence originally located on this lot, which was a two-story structure. (6.40) The historic 
structures in the immediate vicinity range in size and form, from single-story and one-and-a-half story 
cottages of varying depths to statelier two-story structures with projecting side wings. The proposed two-
story design is consistent in massing, proportions, and heights with surrounding historic structures. (6.36, 
6.37) 
 
The decorative elements and design details proposed for the subject structure such as the hipped roof, 
pane-and-panel entry door, front porches, one-over-one windows, etc. attempt to lend respect to the 
traditional styles and to the character of the district. The details featured on the proposed building are 
more restrained in design and ornamentation than those seen along the street and further afield within 
the district. It must be noted that the applicant has recently informed staff that the proposed shutters 
will be louvered as opposed to the style represented on the submitted plans. The proposed materials of 
fiber cement siding, architectural shingles, aluminum-clad wood windows, and wood doors, are 
acceptable for new construction under the Guidelines. Further, many of the lots on Houston Street and 
nearby cross streets such as Laurel Street and Hunter Avenue are long narrow and deep with single-story 
and two-story homes which feature hipped roofs, front porches, and long flat side elevations with varying 
fenestration patterns. The submitted design would uphold these traditions, as the Guidelines advise. 
Further, the proposed brick-clad simulated raised foundation is visibly consistent with many surrounding 
residences. Likewise, the proposed height of the structure would fall into the range that has been 
established in the vicinity. The fenestration patterns proposed for the north and south side elevations 
depart from those seen on surrounding historic structures. To better complement traditional building 
patterns, the expanse of blank walls along these elevations would need to be mitigated. (6.38- 6.47) 
 
The subordinate scale of the proposed carport, along with its placement to the rear of the structure is in 
keeping with the Guidelines’ instruction to minimize the visual impact of parking and to place accessory 
buildings at the rear of the lot. (10.7, 9.1, 9.2) The proposed placement of the driveway to the south 
(side) of the structure also complies with the Guidelines’ directive to locate parking areas to the rear or 
side of a site. No walkway connecting the structure to the sidewalk, which is mandated in the Guidelines,  
is provided on the submitted plans. (10.5, 10.7) 
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Site Location – 109 Houston Street  
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Site Photos – 109 Houston Street  
 
    

  
1. View of subject lot, looking E. 

 2. View of subject lot, looking SE 

  
4. View of 115 Houston Street (to the south of  

subject lot). 
 

4. View of 111 Houston (north of subject lot). 
 

  
5. View of Houston Street, looking NW. 6. c. 1995 Historic photo  

 
 
 
































	HD Site Plan-lot 9 Houston Street - site plan-2025-12-23_v1 (1).pdf
	lot 9 Houston Street - civ
	lot 9 Houston Street - arch
	VB2502-335 West End Subdivision 9.pdf
	Sheets and Views
	VB2502-335 West End Subdivision 9-S-0.0 General Notes
	VB2502-335 West End Subdivision 9-S-0.1 General Notes
	VB2502-335 West End Subdivision 9-S-1.0 Foundation Plan
	VB2502-335 West End Subdivision 9-S-1.1 Foundation Sections & Details
	VB2502-335 West End Subdivision 9-S-1.2 Foundation Sections & Details
	VB2502-335 West End Subdivision 9-S-1.3 Foundation Sections & Details
	VB2502-335 West End Subdivision 9-S-2.0 First Floor Ceiling Framing Plan
	VB2502-335 West End Subdivision 9-S-3.0 Second Floor Ceiling Framing Plan
	VB2502-335 West End Subdivision 9-S-4.0 Roof Framing Plan
	VB2502-335 West End Subdivision 9-S-5.0 First Floor Shear Wall Plan
	VB2502-335 West End Subdivision 9-S-6.0 Second Floor Shear Wall Plan
	VB2502-335 West End Subdivision 9-S-7.0 Framing Sections & Details
	VB2502-335 West End Subdivision 9-S-7.1 Framing Sections & Details
	VB2502-335 West End Subdivision 9-S-7.2 Framing Sections & Details
	VB2502-335 West End Subdivision 9-S-7.3 Framing Sections & Details






