
 

 

 
 

 
Staff Report for Item 10a 

 

 

To:  Chairman Michael Miller and Historic Architectural 

Review Commission Members 

   

From:    Kelly Perkins, MHP 

    HARC Assistant Planner 

 

Meeting Date:  January 27, 2015 

 

Applicant: Kenmar General Contracting, Contractor 

 

Application Number: H15-01-0002 

 

Address:   #112 Ann Street 

   

_________________________________________________ 

 

Description of Work: 

 

Reconstruction of historic house to return to its pre-1931 form. 

 

Site Facts: 

 

The structure at 112 Ann Street is currently a one and a half story frame vernacular house. 

It is considered a contributing resource and was constructed between 1889 and 1892. From 

Sanborn maps, records research, photo documentation, and physical evidence, 112 Ann 

Street was originally built as a two and a half story frame house with a one story addition 

on the rear. A 1931 fire partially destroyed the house, and its original second story was 

turned into an attic. In the attic is a charred old claw foot tub, charred flooring, the original 

stairs opening, and newer lumber for the roof structure. The 1948 Sanborn map does show 

the structure as a two-story dwelling. It is unknown if this was a mistake or if there was a 

second fire later on that caused the reduction to a one-story house. The 1962 Sanborn map 

depicts the building as one-story, and a 1958 photograph shows it as the current one and 

half story building. The applicant proposes to reconstruct the house to its pre-1931 form as 

a two and a half story structure. 

 

Guidelines Cited in Review: 

 

Secretary of the Interior’s Standards for Rehabilitation (pages 16-7). 
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Secretary of the Interior’s Standards for Reconstruction (attached to this staff report), 

specifically Standards 1, 3, and 4. 

 

Additions, Alterations, and New Construction (page 36-38a). 

     

Staff Analysis 

 

The Certificate of Appropriateness proposes reconstructing a contributing resource to its 

pre-1931 form. It was noticed that the windows placement on the existing building seem 

out of proportion for historic Key West houses. Further research found that the house was 

originally a two and half story dwelling with a rear addition, as depicted on the 1892 

Sanborn map. Two historic photographs, both taken sometime post/circa 1891, include the 

rear of 112 Ann Street, showing it as a two and half story building with a one story addition. 

An aerial photograph from 1920s also shows this same configuration. The Sanborn maps 

from 1899, 1912, and 1926 continue its depiction as a two story building with a one story 

rear addition. 

 

In November 1931 a fire partially burned 112 Ann Street, as evidenced by a newspaper 

article from that time: 

 

The home of Mrs. Mamie Moss, at 112 Ann, across the street from the factory was 

partially burned…The fire had reached the wiring, and the house was in darkness. 

The home was insured for $2,000 which will probably cover the damage, it is 

said…Residences at 114 and 125 Ann street were damaged, but the damage is 

slight, fire and insurance officials say. 

 

The 1948 Sanborn map shows 112 Ann Street still as a two story house, but the residence 

at 114 Ann Street was demolished. In the 1962 Sanborn map, the house is depicted as only 

a one story residence, and a 1958 photograph shows the house as it currently looks today 

– a one and half story building. 

 

After learning of the fire, the applicants climbed into the attic to see if there was any 

remnants or evidence left, and they found plenty: a charred clawfoot bathtub, the original 

stair opening, charred flooring with original joists, more original lumber and old nails, and 

newer lumber that made up the roof structure. As the 1948 Sanborn map at the library was 

pretty blurry, the applicant interpreted it as a “one story dwelling.” Due to this 

misconception, the original hypothesis was that this charring and bathtub were from the 

1931 fire, and the second story of the house was converted to an attic with a new roof 

structure. Physical evidence certainly suggests this, but the 1948 Sanborn map does still 

show it as a two story dwelling. It’s possible that it was a mistake by the insurance company 

and somehow the change was never made, or maybe it was rebuilt as a two story structure, 

but another fire again caused damage, or maybe the owner delayed rebuilding the house 

until after 1948. It adds a bit of mystery to the project, but the physical evidence does not 

lie. It is also important to note that the footprint of the house on the Sanborn maps from 

1926 to 1962 does not change. 
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The design as proposed is to remove the current historic roof structure and front porch, 

and reconstruct the original house, but with a second floor addition on the rear. The 

second floor addition will continue the symmetry of the original house, matching the 

window locations with the windows of the first floor rear addition. The reconstructed 

house will be 32 feet tall. The property is zoned for HRCC-1 and has a maximum height 

restriction of 35 feet. The reconstruction of the original house will utilize the original 

materials for a wood frame vernacular house, such as wood lap siding and true divided 

light wood windows. The second floor addition will use aluminum impact resistant 

windows to help differentiate between the original house and the new addition on the 

rear. 

 

The house will be rebuilt to current Florida Building code for the railings, which will be 

42 inches, rather than the standard 32 inches for historic houses in Key West. Also the 

roof will be metal shingles rather than the original wood shingles for obvious reasons. 

 

There is one mistake on the plans. Azek decking will not be used on the front porch. 

Instead 5/4 PT tongue and groove will be used. There is a proposed deck, which will use 

Azek decking. 

 

Consistency with Guidelines 

 

1. The reconstruction will match the original contributing house in terms of 

materials. 

 

2. The original framing and structure of the house will be preserved and maintained 

as much as possible. 

 

3. The reconstruction is based on photographic evidence and research. It will not use 

conjectural design or features from other historic properties. 

 

There is no mention of reconstructions in the guidelines, as the guidelines are based on 

the Secretary of the Interior’s Standards for Rehabilitation. There are four treatments of 

historic preservation recognized by the Secretary of the Interior: preservation, 

rehabilitation, restoration, and reconstruction. For this project, staff believes that the 

proposed design meets the Secretary of the Interior’s Standards for Reconstruction. 

 

For the second floor addition, the proposed design is consistent with the guidelines in 

regards to additions, alterations, and new construction. It will utilize more modern 

materials for the windows to separate it from the original structure. 

 

 

 

 

 

 

 



Home > The Standards > Four Approaches to the Treatment of Historic Properties > Reconstruction

Reconstruction
Reconstruction is defined as the act or process of depicting, by means of new construction, the form, features, and detailing of a
non-surviving site, landscape, building, structure, or object for the purpose of replicating its appearance at a specific period of time and
in its historic location.

Standards for Preservation

Standards for Rehabilitation

Standards for Restoration

Standards for Reconstruction

History of the Standards

Guidelines for the Treatment
of Historic Properties

Guidelines for the Treatment
of Cultural Landscapes

Guidelines for Rehabilitating
Historic Buildings

Guidelines on Sustainability

Standards for Reconstruction
Reconstruction will be used to depict vanished or non-surviving portions of a property when documentary and physical evidence is

available to permit accurate reconstruction with minimal conjecture, and such reconstruction is essential to the public understanding

of the property.

1. 

Reconstruction of a landscape, building, structure, or object in its historic location will be preceded by a thorough archeological

investigation to identify and evaluate those features and artifacts which are essential to an accurate reconstruction. If such resources

must be disturbed, mitigation measures will be undertaken.

2. 

Reconstruction will include measures to preserve any remaining historic materials, features, and spatial relationships.3. 

Reconstruction will be based on the accurate duplication of historic features and elements substantiated by documentary or physical

evidence rather than on conjectural designs or the availability of different features from other historic properties. A reconstructed

property will re-create the appearance of the non-surviving historic property in materials, design, color, and texture.

4. 

A reconstruction will be clearly identified as a contemporary re-creation.5. 

Designs that were never executed historically will not be constructed.6. 

Reconstruction
When a contemporary depiction is required to understand and interpret a property's historic value (including the re-creation of missing
components in a historic district or site); when no other property with the same associative value has survived; and when sufficient
historical documentation exists to ensure an accurate reproduction, Reconstruction may be considered as a treatment.

Reconstruction as a Treatment and Standards for Reconstruction—Techn... http://www.nps.gov/tps/standards/four-treatments/treatment-reconstructi...

1 of 2 1/22/2015 12:18 PM



The Guidelines for the Treatment of Historic Properties illustrate the practical application of these treatment standards to historic
properties. These Guidelines are also available in PDF format .

The Guidelines for the Treatment of Cultural Landscapes apply these treatment standards to historic cultural landscapes.

Reconstruction as a Treatment and Standards for Reconstruction—Techn... http://www.nps.gov/tps/standards/four-treatments/treatment-reconstructi...

2 of 2 1/22/2015 12:18 PM
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112 Ann Street– Key West 

Sanborn Map Key 

2 



112 Ann Street– Key West 

Sanborn Map April, 1889 

3 



112 Ann Street– Key West 

Sanborn Map April, 1889 

112 Ann : Not yet constructed 
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112 Ann Street– Key West 

Sanborn Map April, 1892 
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112 Ann Street– Key West 

Sanborn Map April, 1892 

112 Ann : Noted as 2 ½ Story Dwelling 
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112 Ann Street– Key West 

Sanborn Map April, 1899 
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112 Ann Street– Key West 

Sanborn Map April, 1899 

112 Ann : Noted as 2 Story Dwelling 
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112 Ann Street– Key West 

Sanborn Map April, 1912 
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112 Ann Street– Key West 

Sanborn Map April, 1912 

112 Ann : Noted as 2 Story Dwelling 
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112 Ann Street– Key West 

Sanborn Map April, 1926 
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112 Ann Street– Key West 

Sanborn Map April, 1926 

112 Ann : Noted as 2 Story Dwelling 
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1926 Sanborn Map



112 Ann Street– Key West 

Sanborn Map, 1926 Revision of 1948 
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112 Ann Street– Key West 

Sanborn Map 1926, Revision of 1948 

112 Ann : Noted as 1 Story Dwelling 
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1948 Sanborn Map



112 Ann Street– Key West 

Sanborn Map 1962 
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112 Ann Street– Key West 

Sanborn Map 1962 

112 Ann : Noted as 1 Story Dwelling 
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1962 Sanborn Map
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112 Ann Street– Key West 

Photo: Corner of Duval and Front Street, ca. after 1891 (note: City Hall in Background) 

112 Ann : 2 ½ Story Dwelling 

7 



C. 1891 photograph from the intersection of Duval and Front Street. 
Monroe County Public Library.



Close-up of previous photograph.



112 Ann Street– Key West 

Photo: View of Ann Street, ca. after 1891 

112 Ann : 2 ½ Story Dwelling 
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1920s aerial photograph. It’s blurry, but the form of 112 Ann Street 
is evident. Monroe County Public Library.



1958 aerial photograph, showing the house as one and half story 
structure. Monroe County Public Library.



1970s Photograph from Old City Hall.
Monroe County Public Library.



112 Ann Street– Key West 

Photo: Exterior of Home by the Monroe County Property Appraisers Office, ca. 1970’s  

29 



112 Ann Street– Key West 

Photo: Current  Site Conditions; Front of Home 
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112 Ann Street– Key West 
31 

Photo: Current  Site Conditions; Rear of Home 



 

 

 

112 Ann Street 
Google Earth Street View 



112 Ann Street– Key West 

Photo: Existing Conditions; Attic Facing Bagatelle  
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112 Ann Street– Key West 

Photo: Existing Conditions; Original Clawfoot Bathtub 
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112 Ann Street– Key West 

Photo: Existing Conditions; Original 2” Lumber 

23 



112 Ann Street– Key West 

Photo: Existing Conditions; Charred Attic Flooring with Original 2” Joists 
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112 Ann Street– Key West 

Photo: Existing Conditions; New  1-1/2” Nominal Lumber 
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112 Ann Street– Key West 

Photo: Existing Conditions; Original Stair Opening 
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112 Ann Street– Key West 

Photo: Existing Conditions; Charred Attic Flooring 

27 
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112 Ann Street– Key West 

Newspaper Article November 12, 1931 : Ann Street Cigar Factory and Residential Fire 

16 



112 Ann Street– Key West 

HARC Guidelines Section VIII. Architectural Styles of Key West  
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The Historic Architectural Review Commission will hold a public hearing at 5:30 p.m., January 27, 2015 at Old 

City Hall, 510 Greene Street, Key West, Florida. The purpose of the hearing will be to consider a request for:  

 

RECONSTRUCTION OF HISTORIC HOUSE TO RETURN TO ITS 

PRE-1938 FORM. DEMOLITION OF HISTORIC ROOF. 
 

FOR- #112 ANN STREET 
 

Applicant – Kenmar General Contracting                   Application # H15-01-0002         
 

If you wish to see the application or have any questions, you may visit the Planning Department during regular 

office hours at 3140 Flagler Avenue, call 809-3973 or visit our website at www.keywestcity.com. 
THIS NOTICE CAN NOT BE REMOVED FROM THE SITE UNTIL HARC FINAL DETERMINATION 

http://www.keywestcity.com/
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Key West (305) 292-3420
Marathon (305) 289-2550

Plantation Key (305) 852-7130

Website tested on IE8, IE9, &
Firefox.

Requires Adobe Flash 10.3 or
higher

Alternate Key: 1000434 Parcel ID: 00000440-000000

Ownership Details
Mailing Address:
HUGHES KEY WEST HOLDINGS LLC
512 FRONT ST
KEY WEST, FL 33040-6619

Property Details

PC Code: 08 - MULTI FAMILY LESS THAN 10UNITS

Millage Group: 10KW

Affordable
Housing:

No

Section-Township-
Range:

06-68-25

Property Location: 112 ANN ST KEY WEST

Legal Description: KW PT LOT 2 SQR 7 OR422-438/41 PARCEL NO 3 C2-249 G23-85 OR369-703/04 OR422-438/41 OR662-840/43
OR666-125/27 OR589-291/94 OR758-637/38 OR1965-904/06 OR2704-1487/88

Click Map Image to open interactive viewer

Property Search -- Monroe County Property Appraiser http://mcpafl.org/PropSearch.aspx
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Land Details

Land Use Code Frontage Depth Land Area

010D - RESIDENTIAL DRY 0 0 6,102.00 SF

Building Summary

Number of Buildings: 1

Number of Commercial Buildings: 0

Total Living Area: 975

Year Built: 1928

Property Search -- Monroe County Property Appraiser http://mcpafl.org/PropSearch.aspx
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Building 1 Details

Building Type R2 Condition A Quality Grade 500

Effective Age 20 Perimeter 128 Depreciation % 27

Year Built 1928 Special Arch 0 Grnd Floor Area 975

Functional Obs 0 Economic Obs 0

 

Inclusions: R2 includes 2 3-fixture baths and 2 kitchens.

Roof Type GABLE/HIP Roof Cover METAL Foundation WD CONC PADS

Heat 1 NONE Heat 2 NONE Bedrooms 4

Heat Src 1 NONE Heat Src 2 NONE

Extra Features:

2 Fix Bath 0 Vacuum 0

3 Fix Bath 0 Garbage Disposal 0

4 Fix Bath 0 Compactor 0

5 Fix Bath 0 Security 0

6 Fix Bath 0 Intercom 0

7 Fix Bath 0 Fireplaces 0

Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall
#

Stories
Year
Built

Attic A/C
Basement

%
Finished Basement

%
Area

0 FHS
12:ABOVE AVERAGE

WOOD
1 1992 975

1 FLA
12:ABOVE AVERAGE

WOOD
1 1992 N N 0.00 0.00 975

2 OPF 1 1992 N N 0.00 0.00 176

Appraiser Notes

Property Search -- Monroe County Property Appraiser http://mcpafl.org/PropSearch.aspx
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UNIT IN REAR USED AS OFFICE TPP 8618816 - RENTAL

2010-04-22 AT THE REQUEST OF PROPERTY OWNER FIELD CHECK WAS MADE TO CONFIRM THAT REAR UNIT IS NOW AN
AVAILABLE UNIT FOR RENTAL AS A STUDIO. FULL KITCHEN,FULL BATH. ALL STORAGE/OFFICE MATERIALS HAVE BEEN
REMOVED.SEE PICS.DKRAUSE

TWO FRIENDS RESTAURANT/BAR

Parcel Value History

Certified Roll Values.

View Taxes for this Parcel.

Roll
Year

Total Bldg
Value

Total Misc Improvement
Value

Total Land
Value

Total Just (Market)
Value

Total Assessed
Value

School Exempt
Value

School Taxable
Value

2014 100,215 0 305,457 405,672 314,096 0 405,672

2013 102,924 0 284,146 387,070 285,542 0 387,070

2012 105,632 0 153,952 259,584 259,584 0 259,584

2011 109,695 0 213,137 322,832 290,363 0 322,832

2010 112,403 0 151,564 263,967 263,967 0 263,967

2009 125,008 0 429,355 554,363 554,363 0 554,363

2008 100,888 162 1,536,179 723,844 723,844 0 723,844

2007 105,816 162 1,617,030 551,233 551,233 0 551,233

2006 105,116 162 854,280 501,121 501,121 0 501,121

2005 105,116 162 671,220 501,121 501,121 0 501,121

2004 98,108 162 610,200 501,121 501,121 0 501,121

2003 98,108 162 378,324 501,121 501,121 0 501,121

2002 34,863 162 340,492 438,270 438,270 0 438,270

2001 41,370 162 378,324 490,185 490,185 0 490,185

2000 63,541 90 256,284 431,269 431,269 0 431,269

1999 144,527 90 256,284 400,901 400,901 0 400,901

1998 96,546 90 256,284 352,920 352,920 0 352,920

1997 96,546 90 244,080 340,716 340,716 0 340,716

1996 87,770 90 244,080 331,940 331,940 0 331,940

1995 87,770 90 244,080 331,940 331,940 0 331,940

1994 87,770 90 244,080 331,940 331,940 0 331,940

1993 87,770 90 244,080 331,940 331,940 0 331,940

1992 99,543 90 244,080 353,676 353,676 0 353,676

1991 97,913 143 244,080 351,942 351,942 0 351,942

1990 70,499 143 215,096 292,802 292,802 0 292,802

1989 70,499 143 213,570 284,212 284,212 0 284,212

1988 42,127 143 147,974 190,244 190,244 0 190,244

1987 41,803 143 93,437 135,383 135,383 0 135,383

1986 41,946 143 91,530 133,619 133,619 0 133,619

1985 41,134 143 91,530 132,807 132,807 0 132,807

1984 39,392 143 54,918 94,453 94,453 0 94,453

Property Search -- Monroe County Property Appraiser http://mcpafl.org/PropSearch.aspx
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This page has been visited 45,073 times.

Monroe County Monroe County Property Appraiser
Scott P. Russell, CFA

P.O. Box 1176 Key West, FL 33041-1176

1983 39,392 143 31,242 70,777 70,777 0 70,777

1982 39,883 143 31,242 71,268 71,268 0 71,268

Parcel Sales History

NOTE: Sales do not generally show up in our computer system until about two to three months after the date of
sale. If a recent sale does not show up in this list, please allow more time for the sale record to be processed.
 Thank you for your patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification

9/23/2014 2704 / 1487 1,145,000 WD 30

Property Search -- Monroe County Property Appraiser http://mcpafl.org/PropSearch.aspx
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