
Historic Architectural Review Commission 
 

Staff Report 
Item 1a 

________________________________________________________________________ 

 
 

Meeting Date:  May 7, 2014 
 
Applicant:   Critical Concerns Consultants  

Donna Bosold AICP, Planner 
 
Application Number: H14-01-361 

 
Address:   #400 White Street- Peary Court 
   
Description of Work: Major Development Plan- Initial approval of Peary 

Court typical units (subsequent detailed approval to 
follow). Approval of site plan for replacement of 160 
non-contributing dwelling units and the addition of 
48 affordable dwelling units. Approval of project’s 
mass, scale, size, proportion and landscape 
concepts. 

 
Site Facts: The parcel of approximately 24.18 acres is zoned as 

Historic Special Medium Density Residential District 
(HSMDR). The site is located adjacent to one of the 
main entrances to the historic district; on the north 
east side of White Street. The lot bounds two historic 
district boundaries; on the west White Street and on 
the south Angela Street. The parcel has a total of 48 
buildings all of them housing residential units. The 
complex was built in 1996. On November 26, 2013 
the Commission approved the demolition of the 
Credit Union building, which was demolished in 
2014. 

 
 A Certificate of Appropriateness for a different 

development was reviewed by the Commission on 
February 12, 2013. The applicant withdrew the 
application during the meeting.  

 
 
Guidelines Cited in 
Review: Additions, Alterations and New Construction (pages 

36-38a), specific mass, scale, proportion and site. 
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 Historic Architecture Design Principles (page 52), 
specific siting, massing, scale and proportion. 

 
 

Staff Analysis 
 
On March 10, 2014 a new application for the proposed development was review 
by the Commission. The Commission voted to postpone the review and the 
applicant agreed to the postponement. The applicant submitted revised 
drawings for review. This staff report is for plans that were submitted on April 
22, 2014. At the time of this report site plans showing location of flood zones 
AE 7 and AE 6 as well as complete proposed urban elevation of Angela Street 
and elevations of the complex and water tower proposed on the corner of Angela 
Street, Eisenhower Drive and Palm Avenue were not submitted as requested by 
staff. Staffs send electronically elevations found in our files of 4 structures 

located within the area to the architects for use as an accurate document for 
context; 
 

1. #416 White Street- One story, recently elevated, historic portion of the 
house is 18’-6” high, back addition 22’-9” tall. 

2. #600 White Street- The Armory 18’- 5” elevation from ground to 
second story floor surface. 

3. #1420 Angela Street- One and a half story maximum height 21’-2”. 
4. #1306 Angela Street- Two story maximum height 26’-4”. 

   
  
The new development will be built in approximately 24.18 acres of land and will 
be facing one of the most important entrances of the Historic District, White 
Street. The site is also surrounded by four urban blocks on Angela Street and 
the Peary Court Cemetery. Guidelines concerning new construction and fencing 
must be considered in the review. The visual effect of the proposed development 
in the historic surrounding streetscapes shall not interfere with the essential 
form and integrity of the district. By the contrary the proposed design must be 
complementary and sensible to the traditional urban fabric and shall not 
detract or overshadow the surrounding built environment.   In order to 
understand the scale of the surrounding urban context staff produced an 
inventory of historic buildings that will be directly affected by the development.  

 
White Street Inventory 

26 Structures 
 

Structures 
1 Story Historic - 7 
1 ½ Story Historic  -8 
2 Story Historic   - 7 
3 Story front/ 2 Story back- 1 Armory Building 
 
23 historic buildings on White Street 
 
Non-historic buildings 3 
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Angela Street 
17 Structures 

1 Story Historic - 10 
1 ½ Story Historic    -2 
2 Story Historic    - 2    
Moose lodge – two story on front and one story on the side and back    
14 Historic Buildings on Angela Street 
 

Peary Court Cemetery 
 

1 Story cbs storage on the back, which is not part of the parcel. 
 
 

From the inventory it is clear that the majority of the historic buildings (fifteen 
of them) located on White Street read as one and one and a half story 
structures, while seven read as two stories. The Armory, which is located on the 
corner of White and Southard streets, is a two story building that reads as three 
stories on its front. The one and one and a half stories buildings can be seen 
through the three urban blocks that will be affected on White Street. Traditional 
one story structures are 12 to 16 feet tall while one and a half stories structures 
in the historic district do not exceed 23 to 24 feet in height from ground. The 
tallest two story frame house in the White Street blocks is located at #610 
White Street with a width of 20’ and a maximum height of approximately 28’-4” 
from ground.  
 
The inventory reveals that on Angela Street there are fourteen historic 
structures of which 12 are one and one and a half stories. The majority of the 
houses have dense vegetation in their front yards. Six houses have no space for 
off street parking. 
 
The development proposes the division of the parcel into urban blocks. The 
blocks will have individual sites that will be sold. The owner of each lot will 
select the house from the prototypes approved for that specific lot. The 
submitted plans include a site plan of the parcel, which includes four types of 
lots; large sites, medium sites, cottage sites and multifamily sites; 
 

Lot Type Prototype of house Remarks Locations within 

the historic district 

boundaries  

Large site Three prototypes. One 
prototype is 1.5 stories 
the other two are two 
stories. 

The proposed 1.5 stories 
is 29’-7” high from its 
tallest point. The 
proposed 2 stories 
fluctuate from 29’-10” to 
30’-0” in high from their 
tallest point. Each 
prototype proposes two 
alternate elevations. 

Fourteen lots are 
proposed on Angela 
Street. These houses 
will not have their 
main façade facing 
Angela Street. Out 
of the fourteen lots 
ten will have a one 
story structure (guest 
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cottage) on the back 
portion of the lot that 
will be visible from 
Angela Street. The 
guest cottage will be 
23’-4” high from its 
tallest point. 

Medium site Three prototypes. One 
prototype is 1.5 stories 
the other two are two 
stories. 

The proposed 1.5 stories 
prototype is 29’-4” high 
from its tallest point. The 
proposed 2 story fluctuate 
from 29’-10” to 29’-11” 
in high from its tallest 
point. Each prototype 
proposes two alternate 
elevations. 

Sixteen lots are 
proposed on White 
Street and four lots 
are proposed on 
Angela Street. 

Cottage site Two prototypes. Both 
prototypes are 1.5 stories. 

The proposed 1.5 stories 
fluctuate in height from 
23’-7” to 29’-1”. Both 
prototypes propose two 
alternate elevations. 

Ten lots are 
proposed on White 
Street.  

Multifamily site One prototype which will 
be two stories on both 
ends and 1.5 stories on 
the center. 
 
A structure at the end of 
Angela Street and 
Eisenhower Drive is a 
multifamily building with 
its highest point at 29’-
11”. The grade will be 
elevated approximately 
3’-03”. 

No lots are proposed on 
peripheral areas 
surrounding the historic 
district with the exception 
of the structure at the end 
on Angela Street and 
Eisenhower Drive. 

N/A 
 
 
One multifamily 
structure, two stories 
on Angela Street. 

 
 
According to the submitted site plan twenty six (26) lots will be facing White 
Street. Among those lots sixteen (16) lots will be medium size that can 
accommodate houses that will fluctuate in height from 29’-4” to 29’-11”. The 
remaining ten (10) lots will be cottage sites where the maximum heights will 
fluctuate between 23’-7” and 29’-1”. All two story prototypes for medium houses 
read as a two story front façade; no transition from one story on the front and 
two or two and a half stories on the back. 
 
For Angela Street the site plan includes eighteen (18) lots and a multifamily 
structure on the corner of Eisenhower Drive. Among the eighteen lots (18) there 
are fourteen (14) large lots that can accommodate houses that will have heights 
fluctuating from 29’-7” to 30’-0”. None of the main facades of these houses will 
be facing Angela Street. From those fourteen lots (14) ten of them will have 
guess cottages which their back or side façade will be facing Angela Street and 
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will be setback from the street edge approximately 18’-0”.  Those ten guest 
cottages will have a maximum height of 23’-4 ½”. The street elevation depicts 
three possible facades two with a front gable roof and one with a side gable roof.       
Also on Angela Street four (4) medium size lots are proposed that can 
accommodate houses that can fluctuate in height from 29’-4” to 29’-11”. None 
of the front facades for those four houses will face Angela Street. 
 
Towards the east side of Angela Street, at the corner of Angela Street and 
Eisenhower Drive the plans propose a multifamily complex; three two story 
structures, one facing Angela Street, the other facing Palm Avenue and one on 
the corner and flanked in the north intersection with a water tower with a 
collection of solar panels arrays that are depicted as if they are a cascade. The 
structure on Angela Street will be across the Moose lodge. The plans included a 
rendering from the courtyard of the complex but no elevations were submitted 
for the review. 

 
New changes observed on the revised plans are, among changes in some of the 
lot sizes facing White and Angela Street: 
 

1. Alternate site plan proposing 22 street parking spaces on the east 
side of White Street. This proposal has no authorization from the City 
of Key West, who owns the right-of-way. 

2. Vehicular access on Florida and Pearl Streets. 
3. 25 proposed street parking spaces on Angela Street on the north side. 

The provided sections depicts that the parking spaces on Angela 
Street are outside of Peary Court property. This proposal has no 
authorization from the City of Key West, who owns the right-of-way. 

4. 5 pedestrian connectors on Angela Street, 4 in the block between the 
Peary Court Cemetery and the Florida Street entrance and 1 on the 
block between Florida and Pearl Street. 

5. Green areas between the proposed lots and the new two entrances on 
Angela Street. 

6. New design of the water tower and revisions on the footprint and 
interior courtyard elevations of the complex proposed at the end of 
Angela Street. 

7. Metal fence on Angela Street is not included in the site plans, but in 
one particular page SP-106. 

 
In general the proposed structures will present traditional forms found in the 
historic district; gable roofs, and all its variations, as well as hipped roofs are 
predominant roof forms. Metal paneling is depicting for roof finishes. Different 
front porches configurations are also found in the designs, combination of 
board and batten and horizontal siding are proposed to be used as exterior wall 
finishes. The houses are proposed to be elevated on footers and trellis is 
proposed between them. Different types of railings, columns profiles, windows 
and doors configurations are also inspired in traditional architecture found in 
Key West.  
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The maximum dimensional requirements established for this particular zoning 
district, HSMDR are as follows; 
 
 Front yard- 10 feet    
 Side yard- 5 feet    
 Rear yard- 15 feet 

Street Side- 7.5 feet    
 Maximum height- 30 feet 
 
The front yard for this property is White Street.   
 
 

Consistency with Guidelines 
 

This review is based on the documents that were submitted with the 

application. Although changes were done from the previous plans it is staff 
opinion that the proposed street elevations can be improved in order to create a 
more diverse stock of new buildings that can be more harmonious with the 
mass, scale, height and proportions found in the surrounding historic 
traditional fabric. As an example the guest cottages proposed on Angela Street 
will all have the same mass, height and scale. It is staff opinion that the design 
should be more specific regarding the final product that will be located on each 
lot in order for this Commission base a streetscape approval on something real 
and not on a “worst case scenario”. At this point we have alternatives and 
possibilities. 
 
It is staff opinion that the proposal of broken the Angela Street north side from 
one urban block containing 18 lots now into three urban blocks is more 
appropriate as it know creates traditional urban blocks facing the historic 
district. 

 
1. The guidelines are specific regarding the height of all new 

construction; new construction shall be based upon the height of 
existing structures within the vicinity.  There must be a 
sympathetic relationship of height between new buildings and 
adjacent structures of the neighborhood. The majority of the 
buildings on White Street are one and one and a half stories. The 
proposed houses on White Street will have fluctuating heights 
between 23’-7” and 29’ 11”. The average one and a half story 
traditional historic house will have a maximum height around 15’ to 
24’.  
  

2. The guidelines state that massing, scale and proportion shall be 
similar to that of existing historical buildings in the historical zone. 
No structure shall outsize the majority of structures in the 
streetscape or historic zone. Staff still opines that the cottages 
proposed on Angela Street are still too high in comparison with the 
majority of the historic buildings within the street.   
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3. The criteria that guides new construction in historic zones insures 
that new construction shall not interfere with essential form and 
integrity of the historic properties and their environment. There are 
many character defining urban elements found in the historic district, 
one of which is that all buildings have their main facades facing a 
street. Front porches are among the most important defining 
elements on a streetscape in the historic district. By proposing back 
facades in 8 houses parallel to Angela Street the project creates an 
urban relationship not found in the district. Moreover the proposed 
10 cottages will have all the same mass, scale, form and facades.  
 
The introduction of guest cottages in the back of ten of the proposed 
sites starts to create an urban façade on Angela Street but the effort 
still short as to a typical streetscape configuration. Historic buildings 
relate in setbacks from the street; the typical urban residential 

streetscape in the historic district has four feet tall or less picket 
fence with a small front yard and a structure with a front porch. 
Having back yards on 8 sites facing a street is an atypical streetscape 
design that is foreign to the traditional historic district streetscape.   

 
 
One of the many significant qualities of our historic district is the diversity of 
structures found on each urban block; the variety of mass, scale, proportions 
and heights, setbacks of second floors they all create a sense of variety and 
uniqueness that makes our historic streetscapes so special. One of many 
concerns that staff has with the overall concept of the project is that the street 
elevations presented will not be the final ones; then although there will be 9 
prototypes for an owner to choose and the last design of each house will be 
presented to this Commission; how are we going to make sure that variety in 
mass, scale and height of that individual structure will be harmonious with the 
whole urban context? As an example for White Street the proposed stock of 
structures will fluctuate in height from 23’-7” to 29’-11”, suppose that the 
owners of 6 consecutive lots selects the tallest model and three of them choose 
the same design and these applications will come in front of this Commission 
on different periods of time and not any of the houses approved before has been 
built yet..   
 
 
 
 
 




















































































































